e Creates new housing
opportunities

e Revitalizes neighborhoods
¢ Preserves historic architecture

e Encourages community
development

e Stimulates economic
investment

e Facilitates mixed-use

City of Los Angeles
Adaptive
Reuse

Program

Second Edition
February 2006




We are pleased to provide you with the development tools and incentives outlined in
this Adaptive Reuse Handbook.

Los Angeles is a city of innovation and reinvention, and no city policy embodies those
principles more than the Adaptive Reuse Ordinance. The Adaptive Reuse Ordinance
allows for the conversion of commercial buildings to new uses including apartments,
condos, live/work lofts, retail and hotels.

When buildings are brought back to life through adaptive reuse, they revitalize
neighborhoods by preserving our historic architecture, creating new housing and mixed-
use opportunities, and increasing public safety. Adaptive reuse enhances economic
growth in urban and commercial cores.

The Adaptive Reuse Ordinance originally focused on Downtown, and the results have
been truly dramatic. That success led us to expand adaptive reuse citywide, and it's
helping revitalize neighborhoods across the city.

The Adaptive Reuse Team helps projects navigate through the permitting and
development process as well as qualify for tax credits and other financial incentives.
Please do not hesitate to contact them with any questions you may have or to receive
any help that you need.

HiH
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INTRODUCTION

This handbook assembles in one location the regulations the City of Los Angeles has
adopted to encourage “adaptive reuse”—the conversion of existing buildings to new
residential uses, including apartments, condos, live/work units, and hotels.

The City’s Adaptive Reuse Program works by streamlining the process developers must
follow to get their projects approved, resulting in substantial time saving. The Program’s
first component, a set of land use ordinances, relaxes parking, density, and other typical
zoning requirements. Through fire and life safety measures, the Program’s second
component provides flexibility in the approval and permitting process.

Since the initial Adaptive Reuse Ordinance and fire and life safety measures went into
effect in 1999, over 6,500 units have been completed, or are currently under
construction. An additional 4,000 units are in the development pipeline. Based on many
successful downtown projects, in 2003 the City expanded the program to cover parts of
Hollywood, Mid-Wilshire, Koreatown, Chinatown, Lincoln Heights and Central Avenue.
A Zoning Administrator process was also established to enable case-by-case review of
adaptive reuse projects citywide. In response to various questions raised by the
development community, several clarifying interpretations were also issued, and the fire
and life safety measures were updated.

This handbook is organized into three parts:
. The Program Summary highlights the Adaptive Reuse Program.

. The Planning and Land Use section answers frequently asked questions. It
includes an adaptive reuse projects filing guide and:

Maps of all designated incentive areas;

Land use ordinances adopted by the City (excerpts from the Los Angeles
Municipal Code and a specific plan ordinance); and

Interpretations issued by the Chief Zoning Administrator and the Director
of Planning. These interpretations clarify key parts of the land use
ordinances.

. The Fire and Life Safety section also answers frequently asked questions. It
includes permitting guidelines and:

California Health and Safety Code Section 17958.11, which allows cities
and counties to adopt alternative building standards for the conversion of
commercial or industrial buildings to Joint Living and Work Quarters; and
Division 85 of the Los Angeles Building Code, which allows
implementation of Section 17958.11 at the local level.

The Adaptive Reuse Program is an essential element in the City’s strategy to revitalize
communities and provide needed housing. We hope this handbook helps guide your
project at every stage of the development process, from planning and permitting,
through construction and inspection.
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Adaptive Reuse Program Summary

“Adaptive reuse” means adapting an existing economically obsolete building for a new
more productive purpose. The changes are substantial, physical alterations that modify
the building’s original, intended use. For the City of Los Angeles Adaptive Reuse
Program, an adaptive reuse project means converting an existing building to new
apartments, condos, live/work spaces, or hotel rooms.

Incentive Areas:
The City of Los Angeles has designated the following as adaptive reuse incentive areas:

Downtown Los Angeles (Central City community plan area and the Figueroa
Corridor economic development strategy area)

Hollywood redevelopment project area

Wilshire Center/Koreatown redevelopment project area (certain portions only)
Lincoln Heights and Chinatown

Central Avenue (between Vernon Avenue and the Santa Monica Freeway)

Standards:

Apartments, Condos and Live/Work Spaces The minimum size for each apartment,
condo, and live/work space is 450 square feet. The minimum average size for all
apartments, condos and live/work spaces in a single building, or project, is 750 square
feet.

Hotel Rooms Each hotel room must include a toilet and bathing facilities. There is no
required minimum size or minimum average size for hotel rooms.

Program Incentives:

Density Underlying density restrictions are waived. There is no limit on the number of
apartments, condos, live/work spaces or hotel rooms permitted if the project complies
with the standards specified above.

Exceptions When an existing building is converted to an adaptive reuse project, non-
conforming floor area, setbacks and height are “grandfathered in” which means a
variance is not required.

Mezzanines Mezzanine spaces may be added, so long as they do not exceed one-third
the size of the floor below and comply with the Code.

Loading Space Not required.

Parking No new parking spaces are required. However, existing parking spaces must
be maintained, but may be used for any on-site or off-site use.



Process:
“By-Right” Entitlement If all of the following apply to your project, then you are
automatically entitled to all program incentives:

Rental units

Inside a designated incentive area

Commercial zoning or RS zoning (high density residential)

Building constructed before July 1, 1974

If so, you need only apply for a building permit with the Department of Building and
Safety and comply with the program’s construction guidelines. A public hearing will not
be required.

Discretionary Review If any of the following apply to your project, then you must
submit an application to the City Planning Department:

Condominium

Outside a designated incentive area

Industrial zoning

Building constructed on or after July 1, 1974

A City Planning Department official will review your project and either grant, modify, or
deny the program’s incentives. If your project is a condominium, the Advisory Agency
will review your project. Otherwise, a Zoning Administrator will review your project. A

pubic hearing may be held. If your project has industrial zoning and is located outside
an incentive area, then you are limited to Artist-In-Residence live/work spaces; please
refer to the Los Angeles Zoning Code for further information.

California Environmental Quality Act (CEQA):

If your project requires discretionary review, then environmental clearance is required.
Any project that involves the adaptive reuse of designated historically significant
buildings, even if “by-right”, requires environmental clearance concerning the impact on
historic features. If your project is “by-right”, and does not involve the adaptive reuse of
historically significant buildings, then environmental clearance is not required.

Division 85:
Division 85 of the Los Angeles Building Code provides your project with flexibility in
meeting the following requirements:

Building, Mechanical and Electrical code requirements

Disabled access compliance

Fire life safety regulations

Seismic (Structural) retrofit
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FREQUENTLY ASKED QUESTIONS
City of Los Angeles Adaptive Reuse Zoning Incentives and Regulations

What is an adaptive reuse project?

Must | convert an entire building?

What is a live/work unit?

Which buildings are eligible?

What is the difference between the City’s adaptive reuse regulations inside and
outside downtown?

Where do | file my application?

What zoning incentives are available?

What are the City’s adaptive reuse standards?

Are adaptive reuse projects eligible for an affordable housing density bonus?
Are adaptive reuse projects subject to the California Environmental Quality Act
(CEQA)?

What is an adaptive reuse project?
An adaptive reuse project is the conversion of an eligible building to one or any
combination of the following new residential uses:

= Dwelling units (apartments or condos),
= Joint living and work quarters (live/work units), or
= Guest rooms (in hotels or motels).

Must | convert an entire building?
NO. You may convert all or any portion of an eligible building to an adaptive reuse
project. The choice is yours. No minimum number of units is required.

What is a live/lwork unit?

A live/work unit is a combined living and work unit that includes a kitchen and a
bathroom. The residential portion of the unit, including the sleeping area, kitchen,
bathroom, and closet areas, occupies no more than 33 percent of the total floor area,
and the living space is not separated from the work space. Living and work spaces
which are independently accessible from one another shall not be considered joint living
and work quarters but rather a separate dwelling unit and a separate commercial work
space.

Which buildings are eligible?
Eligible buildings are buildings constructed prior to July 1, 1974. A building constructed
on or after July 1, 1974 may also be eligible, but only if the building is at least five years



old, and a Zoning Administrator determines that the building is no longer economically
viable in its current use.

Historically significant buildings are always eligible buildings. To be considered
historically significant, a building must be listed on the National Register of Historic
Places, the California Register of Historical Resources, or the City of Los Angeles List of
Historic-Cultural Monuments. Contributing buildings in National Register Historic
Districts or contributing structures in locally designated Historic Preservation Overlay
Zones are also eligible buildings.

What is the difference between the City’s adaptive reuse regulations inside and
outside downtown?

The regulations are the same, except for one main difference. Inside the downtown
incentive area, residential buildings that meet the criteria specified above are eligible
buildings. Outside of downtown, residential buildings are only eligible if “all the dwelling
units, guest rooms or joint living and work quarters...were completely and continuously
unoccupied from March 1, 2002 through and including the date an application for an
Adaptive Reuse Project is filed...”

(Reference: Section 4, Adaptive Reuse Incentive Areas Specific Plan; and Section
12.24-X,1(a), Citywide Adaptive Reuse Ordinance.)

Where do | file my application?

The answer depends on the location, zone, or age of the building you wish to convert. If
your project is permitted by-right, file your application with the Department of Building
and Safety. If your project requires discretionary review, file your application with the
Department of City Planning. Consult the Adaptive Reuse Projects Applications Filing
Guide to determine which.

“By-right” means you are entitled to develop your project without special City review.
However, you must comply with all other applicable City standards and building permit
requirements.

“Discretionary review” for adaptive reuse projects means that a Zoning Administrator
may either approve, approve with conditions, or deny your application. In some cases,
the Zoning Administrator will conduct a public hearing.

Condominium applications should be filed with the Department of City Planning’s
Deputy Advisory Agency, Division of Land. The Deputy Advisory Agency may approve
your tract or parcel map, and also act as the Zoning Administrator on your application
and grant all related adaptive reuse entitlements and incentives.



What zoning incentives are available?

By-right projects are entitled to receive the zoning incentives listed below without
special City review. For projects that require discretionary review, the Zoning
Administrator or Deputy Advisory Agency may either approve, approve with conditions,
or deny these incentives, depending on the circumstances of the case.

Parking: No new parking spaces are required, but all existing on-site spaces
must be maintained. However, this existing parking may be used for any on-site
or off-site use. For example, you may reserve the parking exclusively for your
residential tenants, or you may turn it into public parking. The choice is yours.
City review and approval is not required.

Exceptions: An eligible building’s existing floor area, lot line setbacks, and
heights that do not conform to the regulations triggered by the conversion to an
adaptive reuse project are “grandfathered in.” City review and approval is not
required.

Mezzanines: New construction to accommodate mezzanine level space in an
existing story is permitted. The floor area of the new mezzanine level may not
exceed 33 percent of the floor area of the room or space below.

Loading space: If one does not exist, then it is not required.

Density: Lot area standards are waived. There is no limit on the number of
apartments, live/work units, or guest rooms permitted in an adaptive reuse
project, so long as no new floor area is added, and you comply with the minimum
unit size standards described below.

What are the City’s adaptive reuse standards?

The minimum size for all new dwelling units or live/work units is 450 square feet. The
minimum average size for all of the units in an adaptive reuse project is 750 square feet.
However, if you do not need the density incentive, then these standards do not apply.

For example, let’s say your project’s zoning allows 75 units, but only 50 units can
reasonably be accommodated in the building you wish to convert. Again, because you
do not need the density incentive, the unit size standards do not apply. On the other
hand, let’s say your project’s zoning only allows 30 units, but the building you wish to
convert is large enough to accommodate 55 units. You need the density incentive to
convert the whole building. In that case, you must comply with the unit size standards.
These unit size standards do not apply to guest rooms. However, each guest room
must include a toilet and bathing facilities.



Are adaptive reuse projects eligible for an affordable housing density bonus?
Yes. If you do not wish to use the adaptive reuse density incentive, then you may use
an affordable housing density bonus pursuant to state law and City regulations.

Are adaptive reuse projects subject to the California Environmental Quality Act
(CEQA)?

Adaptive reuse projects permitted “by-right” do NOT require environmental clearance,
and may be issued permits by the Department of Building and Safety. Projects subject
to discretionary review DO require environmental clearance, in which case the
Department of City Planning is the lead agency.

Projects in historically significant buildings, even if permitted “by-right”, also require
environmental clearance. For projects in redevelopment areas, the Community
Redevelopment Agency is the lead agency. For projects outside redevelopment areas,
the Department of City Planning is the lead agency.
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Adaptive Reuse Ordinances
(ARO)

Ordinance 172571 (Effective June 3, 1999) establishes Adaptive
Reuse in Downtown area.

Ordinance 172572 (Effective June3, 1999) enters the definition of
“joint living and work quarters” into the LA Zoning Code, as well as
related professions.

Ordinance 174315 (Effective December 20, 2001) revises the
Ordinance 172571 to enhance the “Definition of Adaptive Reuse
Project”, and make other modifications/clarifications.

Ordinance 175038 (Effective February 9, 2003) expands “a slightly
modified version” of the Adaptive Reuse Ordinance called “ Adaptive
Reuse Incentive Areas Specific Plan” to Chinatown, Lincoln Heights,
the Hollywood Community Redevelopment Project Area, certain
portions of the Wilshire Center/Koreatown Community
Redevelopment Project Area, and Central Avenue South of Freeway
Number 10 and north of Vernon Avenue.

Ordinance 175587 (Effective December 1, 2003) corrects/modifies
the definition of “Non-Residential Use” in Ordinance 175038.

Ordinance 175588 (Effective December 1, 2003) permits Adaptive
Reuse Projects in the C and R5 Zones throughout the City, with
Zoning Administrator’s approval.

Ordinance 176673 (Effective July 6, 2005) establishes the Fire Life
Safety provisions of the Adaptive Reuse projects, as well as revising
such provisions for the Artist-In-Residence units, in the Los Angeles
Building Code.

ZA 2004-7710 (Dec. 21, 2004), DIR 2004-7708 (Dec. 21, 2004),
ZA 2004-6824 (Nov. 5, 2004), and ZA 2003-2347 (May 2, 2003).




DOWNTOWN INCENTIVE AREA

Map of Downtown Project Area
Excerpts from Los Angeles Municipal Code
Section 12.22-A, 26
Section 12.95.3-F, 1 (h)

Section 12.24-X, 1

Zoning Administrator Interpretations

Case No. ZA 2003-2347 (ZAl)
Case No. ZA 2 004-7710 (ZAl)
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LOS ANGELES MUNICIPAL CODE
SECTION 12.22-A, 26

Adopted by Ordinance No. 172,571, effective June 3, 1999
Amended by Ordinance No. 174,315, effective December 20, 2001
Amended by Ordinance No. 175,588, effective December 1, 2003

Clarified by the following Zoning Administrator’s Interpretations:
Case No. ZA 2003-2347 (ZAl), dated May 2, 2003
Case No. ZA 2004-7710 (ZAl), dated December 21,

SUMMARY

Section 12.22-A, 26 provides incentives for adaptive reuse projects in the Downtown
Incentive Area. It includes the following main provisions:

| Rental adaptive reuse projects are permitted by-right in the “C” commercial and “R5"
multi-family residential zones in buildings constructed prior to July 1, 1974.

[ | Eligible residential buildings may be converted to adaptive reuse projects.

[ | The incentives for rental and condominium adaptive reuse projects are the same.
However, condominium adaptive reuse projects require subdivision approval.
Applicants planning condominium adaptive reuse projects are advised to first file with
the Deputy Advisory Agency. The Deputy Advisory Agency is also a Zoning
Administrator who has the authority to grant all of the incentives available through
the Downtown Adaptive Reuse Ordinance to “for sale” adaptive reuse projects.

TEXT OF EXCERPT FROM LAMC

26. Downtown Adaptive Reuse Projects.

(a) Purpose. The purpose of this Subdivision is to revitalize the Greater Downtown
Los Angeles Area and implement the General Plan by facilitating the conversion of older,
economically distressed, or historically significant buildings to apartments, live/work units or
visitor-serving facilities. This will help to reduce vacant space as well as preserve
Downtown’s architectural and cultural past and encourage the development of a live/work
and residential community Downtown, thus creating a more balanced ratio between
housing and jobs in the region’s primary employment center. This revitalization will also
facilitate the development of a "24-hour city” and encourage mixed commercial and
residential uses in order to improve air quality and reduce vehicle trips and vehicle miles
traveled by locating residents, jobs, hotels and transit services near each other.



(b) Application. If the provisions of Subparagraph (2) of Paragraph (h) and of
Subparagraphs (1), (2) or (3) of Paragraph (j) of this subdivision conflict with those of any
specific plan, supplemental use district, “Q” condition, “D” limitation, or citywide regulation,
any of which were adopted or imposed by City action prior to the effective date of this
ordinance, then this Subdivision shall prevail.

(c) Definition of Adaptive Reuse Project. Notwithstanding any other provisions of
this chapter to the contrary, for the purposes of this subdivision, an Adaptive Reuse Project
is any change of use to dwelling units, guest rooms, or joint living and work quarters in all or
any portion of any eligible building.

(d) Eligible Buildings. The provisions of this subdivision shall apply to Adaptive
Reuse Projects in all or any portion of the following buildings in the CR, C1, C1.5, C2, C4,
C5, CM and R5 Zones in the Downtown Project Area:

(1) Buildings constructed in accordance with building and zoning codes in
effect prior to July 1, 1974. A Certificate of Occupancy, building permit, or other suitable
documentation may be submitted as evidence to verify the date of construction.

(2) Buildings constructed in accordance with building and zoning codes in
effect on or after July 1, 1974, if:

(i) Five years have elapsed since the date of issuance of final
Certificates of Occupancy; and

(i) A Zoning Administrator finds that the building is no longer
economically viable in its current uses or uses, pursuant to Section 12.24 X
1(c).

(3) Buildings designated on the National Register of Historic Places,
the California Register of Historical Resources, or the City of Los Angeles List
of Historic-Cultural Monuments. Contributing Buildings in National Register
Historic Districts or Contributing Structures in Historic Preservation Overlay
Zones (HPOZ) established pursuant to Section 12.20.3 of this Code are also
eligible buildings.

(e) M Zones. The Zoning Administrator may, upon application, permit
Adaptive Reuse Projects in all or any portion of buildings in the MR1, MR2, M1, M2
and M3 zones in the Downtown Project Area, pursuant to Section 12.24 X 1(b).

(f) Floor Area Averaging. The Zoning Administrator may, upon application,
permit floor area averaging in unified Adaptive Reuse Projects, pursuant to Section
12.24 X 1(d).



(g) Downtown Project Area. The Downtown Project Area includes the
following areas:

(1) The Central City Community Plan Area as shown on the General
Plan of the City of Los Angeles; and

(2) All that real property in the City of Los Angeles, described by the
following boundary lines: Bounded northerly by the centerline of Freeway
Number 10 (commonly called the Santa Monica Freeway); bounded southerly
by the centerline of Vernon Avenue; bounded easterly and southeasterly by
the following centerline courses: beginning at the intersection of the
Santa Monica Freeway and Grand Avenue, then southerly along Grand
Avenue to the most easterly line of Freeway Number 110 (commonly called
the Harbor Freeway), then southerly along that right of way to the centerline of
Martin Luther King, Jr. Boulevard, then easterly along Martin Luther King, Jr.
Boulevard to the centerline of Grand Avenue, then southerly along Grand
Avenue to the centerline of Vernon Avenue. Bounded westerly and
northwesterly by the following centerline courses: beginning at the
intersection of Vermont Avenue and Vernon Avenue, then northerly along
Vermont Avenue to Jefferson Boulevard, then easterly along Jefferson
Boulevard to University Avenue, then northerly along University Avenue to
28th Street, then westerly along 28th Street to Severance Street, then
northerly along Severance Street to Adams Boulevard, then westerly along
Adams Boulevard to Scarff Street, then northerly along Scarff Street to 23rd
Street, then southerly along 23rd Street to Bonsallo Avenue, then northerly
along Bonsallo Avenue to Washington Boulevard, then westerly along
Washington Boulevard to Oak Street, then northerly along Oak Street and its
northerly prolongation to the Santa Monica Freeway.

(h) Incentives. Notwithstanding any other provisions of this chapter to the
contrary, Adaptive Reuse Projects shall be entitled to the incentives set forth below.
Except for the provision concerning mezzanines set forth in Subparagraph (1) below,
these incentives shall not apply to any new floor area that is added to an Adaptive
Reuse Project.

(1) Mezzanines. Loft spaces in joint living and work quarters, dwelling
units and guest rooms which do not exceed more than 33 percent of the floor
area of the space below shall not be considered new floor area. Mezzanines
may be included in the calculation of floor area for the purpose of determining
compliance with the standards set forth in Paragraph (i) of this subdivision.

(2) Density. Dwelling units, joint living and work quarters and guest
rooms shall not be subject to the lot area requirements of the zone or height
district.



(3) Off-Street Automobile Parking. The required number of parking
spaces shall be the same as the number of spaces that existed on the site on
June 3, 1999, and shall be maintained and not reduced. Adaptive Reuse
Projects shall otherwise be exempt from the provisions of Section 12.21 A
4(m) of this Code.

(4) Mini-Shopping Center and Commercial Corner Development
Regulations. Adaptive Reuse Projects shall be exempt from the
mini-shopping center and commercial corner development regulations set
forth in Section 12.22 A 23.

(5) Site Plan Review. Adaptive Reuse Projects shall be exempt from
the requirements for Site Plan Review set forth in Section 16.05.

(6) Loading Space. Where an existing loading space is provided, the
provisions of Section 12.21 C 6(h) shall apply. If no loading spaces exist,
then a loading space shall not be required in conjunction with the
development of an Adaptive Reuse Project.

(i) Standards. Adaptive Reuse Projects permitted pursuant to this
subdivision shall be developed in compliance with the following standards:

(1) Dwelling Units and Joint Living and Work Quarters. The
minimum floor area for new dwelling units and joint living and work quarters
shall be 450 square feet. Floor area shall not include hallways or other
common areas, or rooftops, balconies, terraces, fire escapes, or other
projections or surfaces exterior to the walls of the building. The floor area of
both the living space and the work space shall be combined to determine the
size of joint living and work quarters.

The average floor area, as defined above, of all the dwelling units and
joint living and work quarters in the building, including those that existed prior
to the effective date of this ordinance, shall be at least 750 square feet. That
minimum average size shall be maintained and not reduced.

(2) Guest Rooms. Guest rooms shall include a toilet and bathing
facilities.

(i) Exceptions. Notwithstanding the nonconforming provisions of
Section 12.23, the following exceptions shall apply to the buildings in which Adaptive
Reuse Projects are located. These exceptions shall also apply to any building in
which new floor area or height was added or observed yards changed on or after
July 1, 1974, as evidenced by a valid Certificate of Occupancy.



(1) Floor Area. Existing floor area which exceeds that permitted by
the zone, height district, specific plan, supplemental use district, or any other
land use regulation shall be permitted.

(2) Height. Existing height which exceeds that permitted by the zone,
height district, specific plan, supplemental use district, or any other land use
regulation shall be permitted.

(3) Yards. Existing observed yards which do not meet the yards
required by the zone, height district, specific plan, supplemental use district,
or any other land use regulation shall be permitted.

(k) Uses. Notwithstanding the nonconforming provisions of Section 12.23,
dwelling units, guest rooms, and joint living and work quarters shall be permitted in
Adaptive Reuse Projects, so long as the use is permitted by the underlying zone.



LOS ANGELES MUNICIPAL CODE
SECTION 12.95.3-F, 1 (h)

Adopted by Ordinance No. 172,571, effective June 3, 1999
SUMMARY

Section 12.95.3-F, 1 (h) establishes a parking incentive for condominium adaptive reuse
projects.

TEXT OF EXCERPT FROM LAMC

(h) Notwithstanding any other provisions of this chapter to the contrary, the
required number of parking spaces in Adaptive Reuse Projects in the Downtown
Project Area pursuant to Section 12.22-A, 26 shall be the same as the number of
spaces that existed on the site as of the effective date of this ordinance (June 3,
1999) and shall be maintained and not reduced. Adaptive Reuse Projects shall be
otherwise exempt from the provisions of Section 12.21-A, 4 (m) of this Code.



LOS ANGELES MUNICIPAL CODE
SECTION 12.24-X, 1

Adopted by Ordinance No. 172,571, effective June 3, 1999
Amended by Ordinance No. 174,315, effective December 20, 2001
Amended by Ordinance No. 175,588, effective December 1, 2003

Clarified by the following Zoning Administrator’s Interpretation:
Case No. ZA 2004-7710 (ZAl), dated December 21, 2004

SUMMARY
Section 12.24-X, 1 enables a Zoning Administrator to approve adaptive reuse projects, as
discussed below. This ordinance does not apply to adaptive reuse projects in any of the
areas set forth in the Adaptive Reuse Incentive Areas Specific Plan, Ordinance No.
175,038.
[ | Inside the Downtown Project Area:

L Adaptive reuse projects in the “M” manufacturing zones require a Zoning
Administrator’s review and approval.

O Eligible residential buildings may be converted to adaptive reuse projects.
[ | Outside the Downtown Project Area:

O Adaptive reuse projects in the “C” commercial and “R5" multi-family residential
zones require a Zoning Administrator’s review and approval.

O Eligible residential buildings may be converted to adaptive reuse projects, but
only if they have been completely and continuously vacant since March 1,
2002.
[ | Inside and Outside the Downtown Project Area:
O Buildings constructed on or after July 1, 1974, must be at least five years old.

A Zoning Administrator must also find that such buildings are no longer
economically viable in their current use or uses.

O The incentives for rental and condominium adaptive reuse projects are the
same. However, condominium adaptive reuse projects require subdivision
approval. Applicants planning condominium adaptive reuse projects are
advised to first file with the Deputy Advisory Agency. The Deputy Advisory
Agency is also a Zoning Administrator who has the authority to grant all of the
incentives available through the Citywide Adaptive Reuse Ordinance to “for
sale” adaptive reuse projects.



TEXT OF EXCERPT FROM LAMC

1. Adaptive Reuse Projects. A Zoning Administrator may, upon application, permit
Adaptive Reuse Projects pursuant to this subdivision. Except that, the provisions of this
subdivision shall not apply to those areas set forth in the Adaptive Reuse Incentive Areas
Specific Plan, Ordinance No. 175,038. Furthermore, the provisions of this subdivision shall
not apply to the M zones outside the Downtown Project Area. The boundaries of the
Downtown Project Area are described in Section 12.22 A 26 (g) of the Code.

In conformance with Paragraph (b) below, the Zoning Administrator may permit
Adaptive Reuse Projects in the M zones inside the Downtown Project Area. Outside the
Downtown Project Area, the Zoning Administrator may permit Adaptive Reuse Projects in
the C and R5 zones.

In conformance with Paragraph (c) below, the Zoning Administrator may permit
Adaptive Reuse Projects in the C and R5 zones in all or any portion of a building
constructed on or after July 1, 1974, inside the Downtown Project Area.

In conformance with Paragraph (d) below, the Zoning Administrator may permit floor
area averaging in unified Adaptive Reuse Projects in the C, M and RS zones inside the
Downtown Project Area. Outside the Downtown Project Area, the Zoning Administrator may
permit this floor area averaging in the C and R5 zones.

(a) Definitions. The definition of “Adaptive Reuse Project” set forth in
Section12.22 A 26 (c) of the Code shall apply inside the Downtown Project Area.
Outside the Downtown Project Area, the following definitions shall apply:

Adaptive Reuse Project is any change of an existing Non- Residential
Use to new dwelling units, guest rooms, or joint living and work quarters in all or
any portion of any eligible building.

Non-Residential Use means any use other than dwelling units, guest
rooms, or joint living and work quarters. Except that, if all the dwelling units,
guest rooms or joint living and work quarters in an eligible building were
completely and continuously unoccupied from March 1, 2002 through and
including the date an application for an Adaptive Reuse Project is filed pursuant
to this subdivision, then those units, rooms or quarters shall be considered to be
a Non-Residential Use.

(b) C, M and R5 Zones. The following shall apply to Adaptive Reuse
Projects in the MR1, MR2, M1, M2 and M3 zones inside the Downtown Project
Area; and to such projects in the CR, C1, C1.5, C2, C4, C5, CM and R5 zones
outside the Downtown Project Area:

(1) Eligible Buildings. A Zoning Administrator shall only permit
Adaptive Reuse Projects in the following buildings:

(i) Buildings constructed in accordance with building and zoning
codes in effect prior to July 1, 1974. A Certificate of Occupancy,



building permit, or other suitable documentation may be submitted as
evidence to verify the date of construction.

(ii) Buildings constructed in accordance with building and zoning
codes in effect on or after July 1, 1974, if: five years have elapsed
since the date of issuance of final Certificates of Occupancy; and the
Zoning Administrator finds that the building is no longer economically
viable in its current use or uses.

In making this finding, the Zoning Administrator shall consider
the building’ s past and current vacancy rate, existing and previous
uses, and real estate market information. The Zoning Administrator
may require the applicant to submit independently verified
documentation.

(iii) Buildings designated on the National Register of Historic
Places, the California Register of Historical Resources, or the City of
Los Angeles List of Historic-Cultural Monuments. Contributing
Buildings in National Register Historic Districts or Contributing
Structures in Historic Preservation Overlay Zones (HPOZ) established
pursuant to Section 12.20.3 of this Code are also eligible buildings.

(2) Incentives and Exceptions. The Zoning Administrator may grant,
modify or deny some or all of the incentives set forth in Section 12.22 A 26 (h), or
some or all of the exceptions set forth in Section 12.22 A 26 (j), to Adaptive Reuse
Projects proposed pursuant to this subdivision. Furthermore, the Zoning
Administrator shall have the authority to grant any other incentives or exceptions
from the Code required to permit Adaptive Reuse Projects proposed pursuant to this
subdivision, including but not limited to the authority to permit dwelling units, guest
rooms and joint living and work quarters in Adaptive Reuse Projects, notwithstanding
the nonconforming provisions of Section 12.23 of the Code.

(3) Findings and Conditions for the C and R5 Zones. If the Adaptive
Reuse Project is in the CR, C1, C1.5, C2, C4, C5, CM or R5 zones outside the
Downtown Project Area, then the Zoning Administrator shall find that the
Adaptive Reuse Project complies with the standards for dwelling units, guest
rooms and joint living and work quarters set forth in Section 12.22 A 26 (i).
Exception: This finding is not required if the Zoning Administrator does not grant
the density incentive set forth in Section 12.22 A 26 (h) (2).

Before approving a reduced parking incentive pursuant to Subparagraph (2)
above, the Zoning Administrator shall also find that the surrounding area will not
be adversely affected by overflow parking or traffic congestion originating or
terminating at the site of the Adaptive Reuse Project.

(4) Findings and Conditions for the M Zones. If the Adaptive Reuse
Project is in the MR1, MR2, M1, M2 or M3 zones inside the Downtown Project
Area, then the Zoning Administrator shall:

(i) Require that one or more signs or symbols of a size and
design approved by the Fire Department are placed by the applicant at



designated locations on the exterior of each Adaptive Reuse Project to
indicate the presence of residential uses;

(ii) Limit the occupations permitted in joint living and work
quarters to the following: accountants; architects; artists and artisans;
attorneys; computer software and multimedia related professionals;
consultants; engineers; fashion, graphic, interior and other designers;
insurance, real estate and travel agents; photographers and similar
occupations;

(iii) Find that the Adaptive Reuse Project complies with the
standards for dwelling units, guest rooms, and joint living and work
quarters set forth in Section 12.22 A 26 (i);

(iv) Find that the uses of property surrounding the proposed
location of the Adaptive Reuse Project will not be detrimental to the
safety and welfare of prospective residents; and

(v) Find that the Adaptive Reuse Project will not displace viable
industrial uses.

(c) Buildings constructed on or after July 1, 1974. The provisions of
Section 12.22 A 26 shall apply to Adaptive Reuse Projects in all or any portion of a
building constructed on or after July 1, 1974, in the CR, C1, C1.5, C2, C4, C5, CM,
or RS zones inside the Downtown Project Area if: five years have elapsed since the
date of issuance of final Certificates of Occupancy; and a Zoning Administrator finds
that the building is no longer economically viable in its current use or uses.

In making this finding, the Zoning Administrator shall consider the building’ s
past and current vacancy rate, existing and previous uses, and real estate market
information. The Zoning Administrator may require the applicant to submit
independently verified documentation.

(d) Floor Area Averaging. The following shall apply to applications to permit
floor area averaging in unified Adaptive Reuse Projects in the CR, C1, C1.5, C2, C4,
C5, CM, MR1, MR2, M1, M2, M3, or R5 zones inside the Downtown Project Area;
and to such applications in the CR, C1, C1.5, C2, C4, C5, CM, or R5 zones outside
the Downtown Project Area.

The Zoning Administrator may permit averaging of floor area in unified
Adaptive Reuse Projects for purposes of determining compliance with the 750
square foot minimum average unit size standard for dwelling units and joint living
and work quarters, as set forth in Section 12.22 A 26 (i). For purposes of this
subdivision, a unified Adaptive Reuse Project means an Adaptive Reuse Project
composed of two or more buildings, so long as the Project has all of the following
characteristics: (a) functional linkages, such as pedestrian or vehicular connections;
(a) common architectural and landscape features, which constitute distinctive design
elements of the project; and (c) a unified appearance when viewed from adjoining



streets. Unified Adaptive Reuse Projects may include lots that abut or are separated
only by an alley or are located across the street from any portion of each other.

Individual buildings may fall below the minimum average unit size standard,
so long as the average size of all the dwelling units and joint living and work quarters
in the unified Adaptive Reuse Project is at least 750 square feet, and no dwelling unit
or joint living and work quarters is less than 450 square feet in area. The Zoning
Administrator shall determine whether a Project meets the definition of a unified
Adaptive Reuse Project as set forth above. All owners of the property requesting
floor area averaging must sign the application. A current title search shall be
submitted with the application to insure that all required persons have signed the
application.

If the Zoning Administrator approves the floor area averaging, then all owners
of the property requesting floor area averaging and all owners of each lot contained
in the unified Adaptive Reuse Project shall execute and record an affidavit. A copy
of each executed and recorded affidavit shall be filed with the Office of Zoning
Administration. Each affidavit shall run with the land, be approved by the Zoning
Administrator prior to the issuance of any building permits, and shall guarantee the
following: (1) The use of any floor area converted to dwelling units or joint living and
work quarters shall be maintained and not changed; and (2) The number of these
units or quarters approved by the Zoning Administrator shall not be increased.

(e) Procedures. An application for permission pursuant to this subdivision
shall follow the procedures for adjustments set forth in Section 12.28 C 1, 2, and 3.
However, the Zoning Administrator may waive the public hearing required in that
section if the owners of all properties abutting, across the street or alley from, or
having a common corner with the building have expressed in writing no objections to
the Adaptive Reuse Project.
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The developer of an adaptive reuse project may voluntarily elect 0 nol utlize the
density incentive set forth in Section 12.22-A 26(h)(2) of tha Las Angeles Municipal
Code. This incentive waives compliance with the lot area requirements of the underying
Zone or height district. I a developer makes this election, then the adaptive reuse
project does nol need to be developed in compliance with the unit gize and other
standards set forth in Section 12.22-A26(i) of the Code. However, the lot area

requirenvents of the underlying zone or height district and other applicable provisions of
the Code shall govern the permitted density in the adaplive reuse project.

Section 12.21-A,2 of the Code provides, in pertinent part, as follows;

"2. Other Use and Yard Determinations by the Zoning Administrator.
The Zoning Administrator shall have the authority to determine other uses, in

addition to those specifically listed in this article. which may be permitted in each
of the various zones, when in his or her judgment, the other uees are similar to
and no more objectionable o the public wellare than those listed. The Zoning
Administrator shall also have the authority o interprel zoning regulations when
the meaning of the regulation is not clear, either in general or as it applies to a
specific property or situation.”

These provisions have also been interpreted to permit resclution of conflicts between
disparate secltions ol the Code and to provide clarity where ambiguity exists.
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CASE NO. ZA 2003-2347T(ZA) PAGE 2

Background

On June 3, 1999, Ordinance No. 172 571, commaonly referred to as the "Downtown
Adaptive Reuse Ordinance®™, went into effect. The ordinance was amended by
Ordinance MNo. 174,315, which wenl into affect on December 20, 2001,

The purpose of the Downtown Adaptive Reuse Ordinance, as set forth in Paragraph (a)
of Secton 12.22-A,26 of the Code, is to “revitalize the Greater Downtown Los Angeles
area and implemant the General Plan by facilitaling the conversion of oldar,
economically distressed, or historically significant buildings to apartments, livelwork
units of Visor-serving racilities.”

As noted in the staff report o the City Planning Commission dated May 28, 1990
(CPC-93-0343-CA), "in many cases, existing residential lot area requirements are 100
restrictive and prevent developers from converting entire existing commaercial buildings
to residential uses without first obtaining a variance.® To remove this impediment to the
full conversion of an existing building for residential uses, Subparagraph (2) of Section
12.22-A.26(h) of the Code provides a density incentive that waives the lot area
requiremente of the underying zone or height district. Lot area requirements regulate
the number of residential unils, such as dwelling unils, joint living and work quarters,
and quest rooms, that are permitted on a lot.

The purpose of the densily incenlive is W allow for an increase in the number of
residential units in excess of what the lot area requirements may allow. The density
incantive may only be applied 1o an eligible building’s existing floor area, with the
exception of mezzanines. As provided by Subparagraph (1) of Section 12.22-A,26(h) of
the Code, loit spaces that do "not exceed more than 33 percent of the floor area of the
space balow®™ may be added to residential units.,

To compensate for the consequences of waning the lot area requirements, the
Downtown Adaplive Reuse Ordinance astablishes a quid pro quo. Paragraph (i) of
Section 12.22-A 26 of the Code requires adaptive reuse projects to be developed in
compliance with three standards. The first standard establishes a minimum unit size for
all new dwelling units and joint living and work quarters of at least 450 square feel. The
second standard establishes a minimum average unit size for all dwelling units and joint
Iiving and work quarers in the building of at least 750 square feel. The third standard
requires all guest rooms 1o include a toilet and hathing facilities. Thase standarde are
designed to provide for an appropriate number of new residential units; to encourage
the effective revitalization of Downtown Los Angeles by promoting quality development:
and to minimize negative impacts on surrounding neighharhoads

In some cases, the ot size and applicable |0l area standards may allow a sufficient
number of rasidential units to anable the full conversion of an existing building without
utilizing the Downtown Adaptive Reuse Ordinance’s density incentive. Various other
Code provisions also provide density incentives thalt may enable the full conversion of
axisting buildings to new residantial units. For axampla, Paragraph (a) of Section 12 22.
A,18 of the Code allows "any use permitted in the RS Zone on any lot in the CR, C1,
C1.5, G2, C4 or C5 Zones provided that such lot is located wilhin an area designated



CASE NO. ZA 2003-2347(ZAl) PAGE 3

on an adopted community plan as 'Regional Center’, or 'High Intensity Commercial’, or
within any redevelopment project area and approved by the City Council within the
Central City Community Plan Area. Any combination of RS uses and the uses
permitted in the underying commearcial zone shall be permitted on such Iot.® Section
12.22-A.25 of the Code grants additional density to qualifying residential projects,
including adaptive reuse projects, that include affordable housing unite on-site.

The Downlown Adaptive Reuse Ordinance was not intended o mandate the application
of the lot area requirements waiver. This density incentive was only included in the
ordinance to facilitate the full conversion of an existing building to new residential uses.
if the developer of an adaplive reuse project concludes that utilizing the lot area
requirements waiver is unnacessary to accomplish tha objective of full conversion, then
there is no reason to require compliance with the three standards sot forth in Paragraph
(I) of Section 12.22-A,26 of the Code. These standards were only intended as a quid
pro quo to offset the impacts of waiving the lot area requiremants_

Consequently, | find that a developer may voluntarily elect to not utilize the density
incentive sel forth in Subparagraph (2) of Section 12.22-A_26(h) of the Code. If a
developer makee thie election, then the adaptive reuse project does not need to be
developed in compliance with the standards sel forth in Paragraph (i) of Seclion
12.22-A.26. However, the lot area requirements of the underlying zone or height district
and other applicable provisions of the Code shall govern the permitted density in the
adaptive reuse project.

This determination shall be published pursuant to the Los Angeles Municipal Code and
administrative practice of the Office of Zoning Administration.
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arca of the cusing poron demaislmed, amd must be localied within e same

Buitding & exishng cktnrnde walls and elpwr the exesiing root However, dow
renflap elruciumes may be conebractad ag discussad baloe.

I'ne intcrpredation def 1ol abowe shall apply 1o exrsting mechanical rooms, elevalor
shafis, stan shafts, plowator penthouses, o any alher socthing parkor of an eligibla
huilding, aither nbove or below the exisling rooi

HEW ROOFTOP STRUCTURES

The construchon of naw stlcteres on the exisbng root of an ehaiple buildieg shall not
be consdered As adding mew fleor area thal enlarges the building, but shall be
congidered par of on odapiers rause project enlitled o benafit from the incentives,
Facepons, and oifer provisions sl fortn e Sechon 17.67-A, 26 of the Uode, sobject b
ihe folbowing condhbnng

L1} The pew roonop sk ciEres shall nal esceed one usabie 1eyvel;

(b The new reollop slruchies shall mol be permitted on any pordion of any cligitie
bulking 13t |5 Currently nuneontorming &s 1o Aright. FUAREDNore, the pew
rooftop structures shall nel cause any potion of Aoy eligible Doilding that is
curially confarming as to heighl 1o caceed any heght dimits 2ol ioth by the
Cotle, vnderlying zone, helght disinict. o any other applicabhe regulation.

13} Thna new roofop suclres shall ot couse 8 onet increase in 1he elinible
Luikling's fluor siea, Any newly crealed floor ares must ba ofset by an
equivalent reduction in existing flnor area:

[} Tig eow pocsflop sieucures shiall Be not used for dwealling uais, guest ropms, or
jaint living angd workl quarters. bul must be vsed solely far acnefeney uses nr
open spacg. Nobwthslanding, the sxeling rool of an afgblo buildng may bo
weed s Hie dup el ol o ulliple-level daeelling anlt, quest ronna, o J0ing iving
and work guarkcis However, no compele and separate dwelling unts, oiest
rome. of foint living and work guarters moy be conslucicd on Lhe exigtery 1ol
b ar ek gl Quilding, wind

{8}  Euxgept for raquired stoir ghafts, any newly dreated roof arcaa ghall ngl be vaed
for BCCESEON USES, QRGN SNAcE. mecharisdl ¢oms, elevalor shals, elovalar
perhorses. or apputenances. signs. daviras or strurbores nf Aany kind
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3PEN SPALF ARFASR

Balcones. palss, leraces, recreation and filness romins, padls. qardens, and ociber
COMMAGN ar grivale Jpen fpave gredc that are rrealod by rewsing axisting porons of an
oligihle bulding shall nal be consdered as loor area, or consifensl as edding new oo
arca IRat enlaiqges anehqible butding, bul shall be conmiderad par al an adaptive rewse
projocl enlitled @ benadd fram 0d incentives, ewiephons, and other provisions gol ferth
n Seclion 12.22-A.26G of the Code, Such saslony pofivos may include inlerior spacs,
lobgies, ire escapes, roolops, mechamkcal rooms, elevalor shalts, stair shaks, glevator
penfhooses. ar other ewsting podions of an elaible huilding, ether above or balaw thc
exilirky rood Howeyvey . These newly crealed open space amsas ey e Coonled towesd
Ihe cCalculaion of the 4ol square-ke) minmoem dicor arceg and 750 square-fool
minimuarm AaverAage lloor area standards dor dwelng oeils and pinl living and work,
guariers seiforh in Sechon 12220 200 of the Code,

USE OF EXISTING PARKING SPACFS

Sachon 1&.22-AFH[NHS) &l the Code states that parking thaot existed on 1he site of the
adaptre reime projecd an Jdone A 10820 ‘shall be maimtained and nol redarad” At tha
bruilding ownee's sole disorction, theae oxioling apaces may be used to provide parking
D0 any DN-5iee Of Off-5ile ese. This nlerpretahon shall nor apply W tor-sale adaptive
reuse progacts thal lhe Advisnne Sperncy Approves as pal of a2 divsion al land
delocrminalion. Inateed, the sonditions of the Advisory Agency's determination shall

dpply.

AUTHORITY OF THE ZIOMNING ADMIMISTRATOR TO INTCRPRET ZOMING
REGULATIONS

Sochor 1821 AL 2 of the Code grovides, in poninent part, as follaws:

2. Oher Use and Yan Daterreinations by lha Prning administiaiae, The Zoning
Adraingsirator shall hove the authority o datarming olber wies, in addiion to those
specAfically listesd in 1his grce, which may o pemitted Inoazch of the vanous zones,
when in his nr har judgmeant, he olhar uses ara similac o angd nn more objaelisnable to
the public wetlare than those Gisted, The Zoning Adminigtrater snafl alap have the
suthonty to Interprel zankng requiations when the meaning of the requialicn 15 ReL Elear,
£ither in general or as it applies ta a spacific prepety of Silusinn "

These provisions have alse been Intergreten 1o permil resgulion of conflicts BelwEsn
disparate seslons of 1he Code and bo provide clarity whare ambigity exisis

BACHKGROUMND
O Juac 3, 1400, Ordinenec Na. 172,571, commanly referred to as the "Downtown

Adaptive Feuse Drdinance’, went inla eftect, [he ordinance was amended by
Ordinance N 174 214 which went into eflact an Decomber 20, 2501
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The prpase of The Downtown Adapteve Reuse Onlinance, as sel lorh in Pargragh {a)
of Sechipn 12 22-A 20 of the Code, iy 10 “revitalize the Giealen Duwndown Los Angeeles
Aareg and implomenl the General Plan by facilating the converston ol oider,
ecopamically detrossed, or histoneally significanl buildiegs 19 apadmanie, lweswark
units or wvimtor-sereing fociliies. Thes will help o reduce vacanl space as well s
greserve Doewnbewn's cullural and architesiural past and engourage the devalapement of
A hvawaark and resedenlial community Downlown, thus creating o eore pataaced alie
felvregn Mouwaird) and juls i he regiurs prireary emplogeent cenler.”

Adaptive Rauge Projact

| he Downlown Adapws Reusoe Ordinance dalines an "adaphve reuss oroecl” s "any
rhange of use o dwelling woits, quesl rooms or joint living and work quactas in all or
any pornn of any eligible bodiding” A yuesbun ks been raised] as looowie e
ACCESSArY USOS art Cowered Oy Ehrs denmtgn, and thes2fove ehgible o benebl rarm the
ardinAnuR = incenlives . excepdinne, and nthar proviginns

A% a maiter ol real estate ndwsiny prachce, residenlial developrmeanis, ingigding mulliple
famdy apartment buitdings. condaminioms, and bolels and olher vigilor-sering {acilities,
bypically provide amenilca for the sommen enjoymend and use of residents and quesis.
These gmenilies, which may include common open Spacea, recrealion and hiness
FOnME, poaE of redwching Akas or rmooms, are Aancessory o the dding's anan wce.
Such arnanilies greatly anpioes the overall quality of residential devalopments, and also
provide an Impomam punlic Deneflt by providing residents and quesls with on-sitg
access lo reciegtional and other facilibes lhat olheraize may 1e in shor supply in the
surrcunding nighburchood.

The Codc dehnes at acceseory pse, inpart, #5 " vse which s enstamarily ingidantal o
thal of the main bulding or tho main wse of the land and which s localed in the sams
Lune ur d less esirclive zone and on the same o1 wiin @ malm boilding or use " The
Crdle allows accessony uses by rght in the B3, B4 and RS multiple dwelliog 2oaes
thergby roinforcing ond eacouraging {he real esale industry'as praglice of providing
A ilivs i rearUdu nlial Lildinges. D lighl of i Code provisian, and because adaptive
euse proyects involve converting exisfing buidings 0 new eedidenlial u=es b i
teasonable to concleds thay the definition of “adaptiva rauge project’ alse eovers
ALGESSOMY U5as,

This canclucion is congislant wilh the ordinance's objactere 1o revitaliza dewnbown by
erawaging iesdiddnlial projeis. Ao elfeshve wady 10 inoredgse the economic «lagiiy of
lhese developments, and thos confribute oward downdown revilalization. is by
providing banefizial accorsony weos. Given fhiz objoctve, it can be concluded thal the
o dinarny was ol inlsrded o cocipde e grovisiun Of Goodss0ny BsesS nat ae a
Wpral component of residenlial developments, ans fhal may be neceseany o alleard
fasidants and guesis inan svelving and etill largaly uneclablizhoed markot.
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Mewe Flosar Ared

1The Leewnbdeun Sdgpive Hewse Odingnce mdudes g vanedy of incanlives, excoplhons
and ather provicrantg; the ordinance s s incentraey are spefed o in Parageaph (b} of
Gochon 12.22-A 00 of the Code YWith e excephon ol mezzanimes. as set forth in
abbparaqeaph 1] o Sechan 12.44-A 2Nt 1he rdnance stabas thal these ncenlives
s=hall nnt apply to any maw inar aes hat is added 1eoan Adaptwe Reuce Project'

Becawse lhe ordingnce doesn [ define winat 13 meant by “rw floor area | the Code’s
datimiion of floor area governs. The Code defines lloor area 5z "thal ares o 2qoang fogl
conlingd vwaihin the exwenor walla of 8 budckng, bul Aot crcluding the area of the
fc:llmwng; cxienor walls, stanvays, Shatts, roams AoUsng Beldhng-aperalmg egqupreant
ar machinecy. pAacking mreas wilh associaied deveways and ramps, gpace for e
lancing and slorage of belicoplers, snd basemen! storage areas”  Consequently, any
ealsing ouliding Wil wsgally consist of pamons at are defined a5 "[oor area’, and
porlions Lhal arc not.

alnde an adaptive reuse project means 8 "change of use..an all or a1y podizn of any
algible bulding”, iF's regsanable b conclads Ibal the adidanse was nobintended oo dimil
tha arez in an aligikds hyilding that moy be cameerted 1o o0 adoptive rousSe project to
nese exlstlng portlons (thatl are stncily dehned 228 1oor arga”, Inslead, he ardinance
was nlended 1o aoply o all exsting usable space in on eligible Building.

Cu [he othier hancl, B oedingssce wids ot intended & dpply o addinons (hat would
significantly cnlarge an eligible buitding, since that would be inconsisteat with the
coneept of sdapting an axisting etreciure Far o new Les. Aacandingly, with the cxesptivn
of rmersdnines. the vrdinance’s Incentlves were not apoHed 10 "neyw Hoar area” addaed 10
angigible buildinag

Aostiict readng of e vachance cool suggest el changing Uie wse of cerdin porlons
af an ehagbk: buwilding does add “new foor ared”™.  Such an gepdy litaral conclusion
would be abeurd, bowrever, einca the change of uce would not aclpslly enlarge L
huillding by even 3 single sguare (ool 3mce a poirne wlpeclive of e odeidieg g o
reduce vacanl space, the corwersinn of amy existing portmns of an elgicle balding lor
an adaptive reuse projesl i consslont with 1he ordinancs's nlent. Evan if such
comversion resulls i dhe lechnical redassilivelion of sioe poctioes of an «igible
Dol a5 ‘new lloar area”, the enlire adapltive reuse project shopld henef) ram alF af
the ardinanca’s yncanlives, exceplions. and other provisionsg.,

A redgied igsue concemd adapive reuse progects fhat imvolve inlenor demalition, The
remaval of exigting particng of an aligible budding i vsually naceszary 1o effeciuate an
vtlicsgnl Roar pan and project desgn thal scconmedales e mew residedia) e
accessory uses. Such removal al50 msy BE necessarny {0 make wom for upgraded
buidding gyatams, including new elouvators and olher machanical syupment, and o
caorripdy willy Lanlding e fire gody progvisions s g g condilion of #e pemit.
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Such dereahtion and ramoval gy create deflover ampsty space. A quesion hns bogn
raized as b whethes filling (ks emply space wills nesr residentoal ol dueasury wse s
adds “neve floar area”

IF bz newly construcled zreas are Iotated withio the eligible buwlding » exislimg esterno)
wolls bhelow tha existing roaf (wilh the excention of naw GRAON stroclares, as Turlher
discussed below], and F the new orass g0 nol creend tha area of the demolishad and

rernned] pustona, fTen e bulding b ol acloelly been colmyguad. Tiwe bailding s
intency has merely been recontoured.

Tha newdy construcied arcas shoubd thenslore a2y be Consaglered as adddhing riew oo
area thal cnfarges the exsling building. fnstaad, those areas should he con=idered as
integral compunents of an adaplive reuse project, and therefora iy entilled to banolit
oy e ardisiance’s mcenteves, eacephions, amd oller provisicns, Wew inlerico

COAStrICtoN 10 replacg damblizhed and remaved sorion: ol an elgible building is
ronsiston! with the adaplive rense cnecept, and futhers Ihe ardinance’s parpose, which

15 o [ucilitale the camplele convaraion of sconermically obsobelz buildings to new, more
productive Uses

Mew Rooflop Shuctures

Fristing mni= are osnally e sie ol & vanply ol sdmicliaes . snch ar alevator perdhoegoee
ar mechancal moms, thal growde 8 3upgod and/or aceessory function o a building's
main k58, FOr new resilental developments, \Ne rodlop is often the sile ol comman
open SpAce areas and Accoasory ainckimes, inclusing finess and recreatinm rinmes.
pacla, tables and benchea, and aimilar lealurea and lagilitiaa

The Corle s apen sface egulations. A5 sal odhb s Seclion 12 2105, =mpenfy thal moof
dackc may ho used lor gommen opehn spact, NS sct forth m Seclien 1221 .1-B3, the
Code alst permits oo siruciutes Nousing eIrvawes, stalrways, tanks, yentlating fans,
or similar equipment 10 be erected above applicable height limts. Thase hwn Coda
provimang recogmze hal the rooftop 5 a unue fealure thet ia often the anly viahble
bacalion Tur o bwilding s me cesszey systeor compoenerds - o, in the case of accessony
stnictures ang uses, the bBost localion. This s espacially Thae case for adapine renze
projecte. whare the naw uses muect ba accommedated wihkin the huilding's caisting
exterivr walls, and the lot 15 w00 small te alfow o7 e consturclion af entirely pew
stroctures without encrogehing on the building's exsbng bootprin

Since the Code excludes reals droen the definiticn of “loer area’, the construcoon of
new rattop struciuees could be eonsiclersd as adding new Aoor area that enlarges an
religitde byilding  Thoe now raofiop cteyclures woldd notl bonefR from e ordinence's
e es, pacepAicns, Ao olher s, evern [hough e siruciures Inemselves
wauld be nacessany and integral nompanents af e adapbive rensa pragert

Since the rood |2 an edlstling ponien of am cligiblc DLIding, reusing | A5 10E plATomm far
new accesson siruclures is essenlially no different from adapling poricns kelow the
taof to now usos. In come cases, dovelopors Moy wish o uac e rogf a3 the top level
wf & rmaltiple level teelimg uiit, yuest room, o gt Iwing and work quantors, Gresating
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evnhouse slyle” umts Since o complete o separate nes asling onil, quoest moom,
o jamt hving and werk quarders would noet be congiucled, Bus approach is still
cengislesl with Ihe adapive réuse cencepl. The mew slruciures would not be
inclapendently accesciela. Ralhor, they woold by funictenally aed  architecluralby
integrated extensona of the new vses grovided belaw the roof thal would naot enlarge
e BLIEQIE] Dty and wisdt woold e permiled o ACLas 500y Lses,

I"ar lheas reasons, the copstuclion of now rocttop structures aecessany 19 fulll the
condilions OF ihe permit, (o provide accessory USes Or open tpoace areas 1hal are tyarcal
comagneris of residential developments; and to prowide addilional foor spaca lar
Toenhouge-shyle” residential uses provided Loth below and abowe be sxisting coal of
an ahqicia Buldng, 15 ConsIStent wilh the adaptve euse cancapl. It hese skuctures do
nol evcerd ona slnry: Ao ne? caewe: the cligible boilding Io excesd oy applicable heglht
lmits; and Jdo not cause a net nmcrease in the eligble bwlding's floor ares; thean ey
SOWd ngl be Consgered as adding neyr Moo area ha @nlarges an elgiole buiding.
Inatead, the siraclures should Be cnnstdared as integral componants of the adaphve
reuss projoct entifled te benetil from all of the ordinance's incentwes, Feoeplions, and
wther provisions

Opon Spaco Arear

One way lor devalopers to increase the marketability and wviabildy of adaplve reuse
projocls s 40 provide dosrable eommon and privale open spoce amcnitics lypically
prevegde] i new restdeidl consituclion, Balonies, pdatios, tegrdoes, recreation and
litmess reoms, pools, and gardans are examples of such degicable ameanlies

Fur adapve reuse projecis, 1he challenge 15 provide INcsc amenlis=s Dy regsing
exshng pordions of clder Luildings onginally designed ard corstrucied for non-
rastgntial purpasas, Such existing porbons may mclode ntoridr gpaco, icbbige, lire
usiapes, noflops, mechangal ipunes, elevalo shalls, sigie shalts, o elevator
penthouses, either above or below the existing roof. A question has becn raisad as 1o
whoihor exeting porliers & an eligible bulding rausad to provide opan cpacze ghould
stil be conaidered as or area, o conskdensd 45 adding new oo anea.

1o the extand thal classiving such open space amanitics as Roor area impesas a
L ien b e yusoessiul coneeeisiere ol eligible Duldivegs, s bareier sdwaul] be remoyad
4% conlrary 1o the ordingnoe = tondamental purpose, which is to 1acilitate Lhe conve rsion
af eligibte taildings to redidentiat pees. I ewsling portions of an eligibla bulding arg
rensed 10 provide o space, ten the boibdirng has oot actually Desn enlaged. For
Trege reasons. any 8Xisting pations of an epsible Luitding Inat are convered 1o opon
space should ng langar remain classilied as foor araa,

Howewar, any newly cregled open space areas s0ould sill he included 1 determiming
comphance wilh he flonr area standargs got forth in Saction 12.22-4 38{i) of the Code.
This 1egulabion eslsblishes @ rmnimom foor zrgs stondacd of 450 snudne feed and 3
mimmurn avedage floor area standard of 750 square tect for dwellig uaits gad poigl
living and work guartase These etandsrde ware intended to facilitaice he habitabdity and
gualty of e adaplive weuse iogecl. Such e spEce aregs de desitglie resichenlidl
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amenilies for the exclusive use and benefit af the resdenls and guests who will ocoepy
the adaplive repas project. In o acnac, Rese opoo spoer drcas g oxlensions of the
RO WAng Spaces. ACcongiy, both commaon and private Open space areds should
he incheted in cabeolaling complianee wath the minimom Benr area and  nlimenioam
nverago floor arca standards. This wall provide an incentive b adaphee e projecly
10 providge the same kind o open space amenities (yoiCally provided n nes resioeaTil
taldings nwversely  adaptive repse prygecks 1hat choose o provide hese amenities
will not be penalzed by having opon spaes subiacted loom Lhe determonnolion of

minamam loor area and aunimum aveiage oor aread for dwelling umts and joet ving
antwnark quarers

Uge i Exisiing Farhird] Spaces

GOne ol the Dewntown Adaptive Rouse Ordinance s maimn oweenbves relalcs to roguired
rarking. &s the stalf repor 1o the Cily Flanning Gormrmission gated May 28, 1998,
ctales. "Many clder buildmgs. especily istodic sirag fergs, donot have encudgh axisting
parking 1o meet corient Sodo regquinemente aosociated with o change of uze.” (CPC 86
332 CA) Since additional palking generally cannd be sccommedaled on the slie of
cwsling burdngs. especielty histons and other oldes beldings m Downlown  Los
mngalee, imposwny Coda requirad parking could cause an undva hardship.

The ardinance sopks to ease this hardship by making the “required number ol parking
gpoces” 1he eanmoe g the parking thar axeled on the ele on Jurs 3, 1998 Te preearve
wetreale e mairinval panving onight eaist oo-sile. the ordinance alsoimclvded a reguirement
Ihat this parkng be mamntaned and ool redwcad, A queston has been raised as 1o
whalhor the ordmanse raguirgs thal all of lhig grigting parking be dedweated for tha
sxGlugGive mse of 1he persans, Tamilics or guesls wdio sl oweupy the adaplive ieuse
projact. This nuestion is especially pefdnent since sume Aan-Mstonc Gihice buildings
converntad to adaptive reuse propecis may haws on-gite padking [hat actially oxcasds
wlia e Codle would vequing of e aedinance had nod Bean adopted and takan abfact.

fg further sigled m the stafl report bathe City Planaing Commession, part of the parking
incentivg™s ralionale i "t provide develcpers wilh the flewdbidily necessany 1o pursue
credlive tixes o the padang protilem., " In Sther Words, Gevaopars Anovid faye the
uplivn to alfocate = bailding's parking tpacns for On-sile LsRs, 39 neoessany, or il
jostilien], te enter inlo sharad parking arrangements \hat provide parking for varous oH-
sIt8 Uses, A5 the supoly and demand for parking in the aead surrourkding e adaptive
rese poject increases nr darerases, @ holtdbng swner mAay nesd 10 ardpt bis or ber
intial parking allocatron decisions. For lhese ressons, 0 can be concluded Lthat the

nrdinance’s parking provisians vazre nlended 19 ensure g preseryakon a9 3 scarce
recaurce, while allowing fur ity efhcient allocatron throwgh markel meshanizme.

FINDING

Four b teasirs sed ol above, @l as amee parbiculsly descibed elewhiers n i
feterminalion, | tad that: the delimlion ot "adaphve reuse praecl” ncludes accessory
s Thal ghanging the vza of any porion of an ahig®e building doees mol a4d new Moor
ancd, thal dernolishing @any portiviee o an ehaible oibdeg does not add new Qo ared,
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st long as any neady canstoencded areas do nab evocesd 1he area of the porions
removed; thal open space areas croated by mowsing exshng porians of an ebgibie
Dwwldeny &re ot tloar arei or new loor arca thal enlarges an gkoile boilling, ol may
e couried foward daterrmning compliance wilth the minimum flogr araa ard minimonm
fverage foor ared slondards for dwedling wits ard painl wing and work guaners; that
sy Cae-level roamtop AcCessory struclures fnclwfing 1he lop [ovels of malbiple-lewel
dAwlling winitg, grieel arme, 3 it ving and work guanes do not add new Noor aros
if bunlf crn A emisfing reoil of an eligible budding;, and that easling sahing imay be usgd
10 provede parkoeg for any on-si%e ar gf-sile Lse.

Thig determnaten shall be publshed pursuant o the Los Angeles Muenicipal Gode a0
adminstrabve practce of e Uepatment ol Uity Planmny.

TR ‘;:D,---__H B

hiel Zoning Iy Iratar
Telenhone Na

F.d.&8 imc



SPECIFIC PLAN INCENTIVE AREAS

Maps of Specific Plan Incentive Areas

Central Avenue, Chinatown, and Lincoln Heights
Hollywood Community Redevelopment Project Area
Wilshire Center/Koreatown Community Redevelopment Project Area

Adaptive Reuse Incentive Areas Specific Plan
Ordinance No. 175,038

Director of Planning Interpretation
Case No. DIR 2004-7708 (DI)
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ADAPTIVE REUSE INCENTIVE AREAS SPECIFIC PLAN

Adopted by Ordinance No. 175,038, effective February 9, 2003
Amended by Ordinance No. 175,587, effective December 1, 2003

Clarified by the following Director of Planning Interpretation:
Case No. DIR 2004-7708 (DI), dated December 21, 2004

SUMMARY

The Adaptive Reuse Incentive Areas Specific Plan applies to adaptive reuse projects in the
following designated incentive areas: (1) Chinatown, Lincoln Heights, and Central Avenue
south of Freeway Number 10 and north of Vernon Avenue; (2) the Hollywood Community
Redevelopment Project Area; and (3) certain portions of the Wilshire Center/Koreatown
Community Redevelopment Project Area. The specific plan includes the following main
provisions:

[ | Rental adaptive reuse projects are permitted by-right in the “C” commercial and “R5"
multi-family residential zones in buildings constructed prior to July 1, 1974.

[ | Adaptive reuse projects in buildings constructed on or after July 1, 1974, must be at
least five years old. A Zoning Administrator must also find that such buildings are no
longer economically viable in their current use or uses.

[ | Adaptive reuse projects in the “M” manufacturing zones require a Zoning
Administrator’s review and approval.

[ | Eligible residential buildings that have been completely and continuously vacant
since March 1, 2002, may be converted to adaptive reuse projects.

u The incentives for rental and condominium adaptive reuse projects are the same.
However, condominium adaptive reuse projects require subdivision approval.
Applicants planning condominium adaptive reuse projects are advised to first file with
the Deputy Advisory Agency. The Deputy Advisory Agency is also a Zoning
Administrator who has the authority to grant all of the incentives available through
the Adaptive Reuse Incentive Areas Specific Plan to “for sale” adaptive reuse
projects.

TEXT OF THE SPECIFIC PLAN

Section 1. ESTABLISHMENT OF THE SPECIFIC PLAN. The City Council hereby
establishes the Adaptive Reuse Incentive Areas Specific Plan applicable to the following
areas:



A. Chinatown and Lincoln Heights. All that real property in the City of

Los Angeles, described by the following boundary lines: beginning at the point of
intersection of the center lines of Freeway Number 110 (commonly called the Harbor
Freeway) and Cesar E. Chavez Avenue, then northeasterly along the center line of
the Harbor Freeway to its intersection with Pasadena Avenue, then southwesterly
along Pasadena Avenue to Avenue 26, then easterly along Avenue 26 to Workman
Street, then southerly along Workman Street to easterly along the real property
fronting on the north side of Broadway between Workman Street and Sichel Street,
then southerly along Sichel Street to Broadway, then westerly along Broadway to
Daly Street, then southerly along Daly Street to its intersection with North Main
Street, then westerly, northwesterly and southwesterly along Main Street to its
intersection with the centerline of Cesar E. Chavez Avenue, and then northwesterly
along the centerline to the point of beginning; and

B. Hollywood Community Redevelopment Project Area. All that real property in
the City of Los Angeles within the boundaries of the Hollywood Redevelopment
Project Area, as legally described in Exhibit B of the Hollywood Redevelopment Plan
adopted by the City Council on May 7, 1986; and

C. Wilshire Center/Koreatown Community Redevelopment Project Area. All
that real property in the City of Los Angeles within the boundaries of the Wilshire
Center/Koreatown Redevelopment Project Area, as legally described in Exhibit 2 of
the Wilshire Center/Koreatown Redevelopment Plan adopted by the City Council on
December 13, 1995, but excluding the following portions of the project area: all that
real property southerly of Olympic Boulevard to its intersection with Serrano Avenue,
easterly of Serrano Avenue to its intersection with 8th Street, and southerly of 8th
Street. Notwithstanding this exclusion, the following portions of the project area shall
be an Adaptive Reuse Incentive Area: all real property with frontage along the south
side of Olympic Boulevard to its intersection with Serrano Avenue; along the east
side of Serrano Avenue from its intersection with Olympic Boulevard northerly to 8th
Street; and along the south side of 8th Street; and

D. Central Avenue. All that real property in the City of Los Angeles with frontage
on both sides of Central Avenue southerly of Freeway Number 10 (commonly called
the Santa Monica Freeway) and northerly of Vernon Avenue.

Sec. 2. PURPOSE. The purpose of this Specific Plan is to implement the General
Plan by facilitating the conversion of older, economically distressed, or historically
significant buildings to apartments, live/work units or visitor-serving facilities. This will help
to reduce vacant space as well as preserve the City’s architectural and cultural past and
encourage the development of live/work and residential communities in the City’s
commercial and industrial centers and corridors, thus creating a more balanced ratio
between housing and jobs. This revitalization will also facilitate and



encourage mixed commercial and residential uses in order to improve air quality and
reduce vehicle trips and vehicle miles traveled by locating residents, jobs, hotels and transit
services near each other.

Sec. 3. RELATIONSHIP TO PROVISIONS OF THE LOS ANGELES MUNICIPAL
CODE AND OTHER REGULATIONS.

A. If the provisions of this Specific Plan conflict with those of the Los Angeles
Municipal Code (“Code”), then this Specific Plan shall prevail. In addition, if the
provisions of this Specific Plan conflict with any Citywide regulation, height district,
zone, zoning ordinance, “Q” condition, or “D” limitation, any of which were adopted or
imposed by City action prior to March 1, 2003, then this Specific Plan shall prevail. If
the provisions of this Specific Plan conflict with those of any historic preservation
overlay zone, any other specific plan, or supplemental use district, then the
provisions of the historic preservation overlay zone, other specific plan, or
supplemental use district shall prevail. Notwithstanding that limitation, if the
provisions of this Specific Plan conflict with the provisions of the Vermont-Western
Station Neighborhood Area Plan, Ordinance No. 173,749, then the provisions of this
Specific Plan shall prevail.

B. Notwithstanding the provisions of Section 11.5.7 of the Code to the contrary, no
project permit compliance review shall be required for an Adaptive Reuse Project
permitted pursuant to this Specific Plan.

Sec. 4. DEFINITIONS. Whenever the following terms are used in this Specific
Plan, they shall be construed as defined in this Section. Words and phrases not defined
herein shall be construed as defined in Sections 12.03 and 12.20.3 of the Code, if defined
therein:

Adaptive Reuse Project is any change of an existing Non-Residential Use to
new dwelling units, guest rooms, or joint living and work quarters in all or any portion
of any Eligible Building.

Eligible Building means: (1) any Historically Significant Building; (2) any
building constructed in accordance with building and zoning codes in effect prior to
July 1, 1974; and (3) any building constructed in accordance with building and
zoning codes in effect on or after July 1, 1974, that the Zoning Administrator finds
meets the eligibility criteria set forth in Section 6 C below. A certificate of occupancy,
building permit, or other suitable documentation may be submitted as evidence to
verify the date of construction.

Historically Significant Building is any building on the City of Los Angeles
List of Historic-Cultural Monuments; any building listed in, or determined by the
appropriate governmental agency to be eligible for listing in,



the California Register of Historical Resources; any building listed in, or determined
by the appropriate governmental agency to be eligible for listing in, the National
Register of Historic Places; any building listed as, or determined by the appropriate
governmental agency to be eligible for listing as, a contributing building in a National
Register Historic District; or any building identified as a contributing structure in an
Historic Preservation Overlay Zone (HPOZ) established pursuant to Section 12.20.3
of the Code.

Non-Residential Use means any use other than dwelling units, guest rooms
or joint living and work quarters. Except that, if all the dwelling units, guest rooms or
joint living and work quarters in an Eligible Building were completely and
continuously unoccupied from March 1, 2002 through and including the date an
application for an Adaptive Reuse Project is filed pursuant to this Specific Plan, then
those units, rooms or quarters shall be considered to be a Non-Residential Use.

Unified Adaptive Reuse Project is an Adaptive Reuse Project composed of
two or more Eligible Buildings, so long as the Project has all of the following
characteristics, as determined by the Zoning Administrator pursuant to Section 6 D
below: (1) functional linkages, such as pedestrian or vehicular connections; (2)
common architectural and landscape features, which constitute distinctive design
elements of the Project; and (3) a unified appearance when viewed from adjoining
streets. Unified Adaptive Reuse Projects may include lots that abut or are separated
only by an alley or are located across the street from any portion of each other.

Sec. 5. REGULATIONS. The following regulations shall apply to Adaptive Reuse

Projects in the CR, C1, C1.5, C2, C4, C5, CM and R5 Zones in Adaptive Reuse Incentive
Areas. The Zoning Administrator may, upon application, permit Adaptive Reuse Projects in
the MR1, MR2, M1, M2 and M3 zones in Adaptive Reuse Incentive Areas pursuant to
Section 6 A below. In addition, the Zoning Administrator may, upon application, permit floor
area averaging in Unified Adaptive Reuse Projects, pursuant to Section 6 D below.

A. Incentives. Adaptive Reuse Projects shall be entitled to the six incentives
set forth below. Except for the first incentive concerning mezzanines, these
incentives shall not apply to any new floor area that is added to an Adaptive Reuse
Project.

(1) Mezzanines. Loft spaces in joint living and work quarters, dwelling
units and guest rooms that do not exceed more than 33 percent of the floor
area of the space below shall not be considered new floor area. Mezzanines
may be included in the calculation of floor area for the purpose of determining
compliance with the standards set forth in Subsection B (1), below.



(2) Density. Dwelling units, joint living and work quarters and guest
rooms shall not be subject to the lot area requirements of the zone or height
district.

(3) Off-Street Automobile Parking. The required number of parking
spaces shall be the same as the number of spaces that existed on the site on
March 1, 2003, and shall be maintained and not reduced. Adaptive Reuse
Projects shall otherwise be exempt from the provisions of Section 12.21 A
4(m) of the Code.

(4) Mini-Shopping Center and Commercial Corner Development
Regulations. Adaptive Reuse Projects shall be exempt from the
mini-shopping center and commercial corner development regulations set
forth in Section 12.22 A 23 of the Code.

(5) Site Plan Review. Adaptive Reuse Projects shall be exempt from
the requirements for Site Plan Review set forth in Section 16.05 of the Code.

(6) Loading Space. Where an existing loading space is provided, the
provisions of Section 12.21 C 6 (h) of the Code shall apply. If no loading
spaces exist, then a loading space shall not be required in conjunction with
the development of an Adaptive Reuse Project.

B. Standards. If the developer of an Adaptive Reuse Project decides to use
the density incentive set forth in Subsection A (2) above, then the project must be
developed in compliance with the following standards:

(1) Dwelling Units and Joint Living and Work Quarters. The
minimum floor area for new dwelling units and joint living and work quarters
shall be 450 square feet, provided however, that the average floor area of all
such units and quarters in a single Eligible Building, including those that
existed prior to March 1, 2003, shall be at least 750 square feet. That
minimum average size shall be maintained and not reduced.

Floor area, as defined in Section 12.03 of the Code, shall also not
include hallways or other common areas. The floor area of both the living
space and the work space shall be combined to determine the size of joint
living and work quarters.

(2) Guest Rooms. Guest rooms shall include a toilet and bathing
facilities.



C. Exceptions. Notwithstanding the nonconforming provisions of
Section 12.23 of the Code, the following exceptions shall apply to the Eligible
Buildings in which Adaptive Reuse Projects are located. These exceptions shall also
apply to any Eligible Building in which new floor area or height was added or
observed yards changed on or after July 1, 1974, as evidenced by a valid certificate
of occupancy.

(1) Floor Area. Existing floor area exceeding that permitted by the
zone, height district, specific plan, supplemental use district, or any other land
use regulation shall be permitted.

(2) Height. Existing height exceeding that permitted by the zone,
height district, specific plan, supplemental use district, or any other land use
regulation shall be permitted.

(3) Yards. Existing observed yards not meeting the yards required by
the zone, height district, specific plan, supplemental use district, or any other
land use regulation shall be permitted.

D. Uses. Notwithstanding the nonconforming provisions of Section 12.23 B 1
(c) of the Code, or the provisions of Section 12.21 C 5 (h) of the Code concerning
buildings or uses that cross two or more zones, dwelling units, guest rooms, and joint
living and work quarters shall be permitted in Adaptive Reuse Projects, so long as
the use is permitted by the underlying zone or approved by the Zoning Administrator
pursuant to Section 6 below.

E. Conformance with Other Applicable Codes, Provisions, or
Guidelines. Adaptive Reuse Projects shall be developed as determined by the
Departments of Building and Safety and Fire in conformance with all applicable
codes, provisions, or guidelines the Departments of Building and Safety and Fire.

Sec. 6. ZONING ADMINISTRATOR APPROVAL. The Zoning Administrator may,
upon application, permit Adaptive Reuse Projects as set forth in this Section. In addition to
the findings otherwise required by Section 12.24 X of the Code, the Zoning Administrator
shall also make the findings required by this Section.

A. Manufacturing Zones. A Zoning Administrator may, upon application,
permit Adaptive Reuse Projects in the MR1, MR2, M1, M2 and M3 zones in Adaptive
Reuse Incentive Areas, subject to the following:

(1) Incentives and Exceptions. The Zoning Administrator may grant,
modify or deny some or all of the incentives set forth in Section 5 A above, or
some or all of the exceptions set forth in Section 5 C above, to an Adaptive
Reuse Project proposed pursuant to this Section.



(2) Conditions and Findings. The Zoning Administrator shall:

(i) Require that one or more signs or symbols of a size and
design approved by the Fire Department are placed by the applicant at
designated locations on the exterior of each Adaptive Reuse Project to
indicate the presence of residential uses; and

(if) Limit the occupations permitted in joint living and work
quarters to the following: accountants; architects; artists and artisans;
attorneys; computer software and multimedia related professionals;
consultants; engineers; fashion, graphic, interior and other designers;
insurance, real estate and travel agents; photographers and other
similar occupations; and

(iii) Require the Adaptive Reuse Project to comply with all other
applicable codes, provisions, or guidelines of the Departments of
Building and Safety and Fire pursuant to Section 12.22 A 26 (I) of the
Code; and

(iv) Find that the Adaptive Reuse Project complies with the
standards for dwelling units, guest rooms, and joint living and work
quarters set forth in Section 12.22 A 26 (i) of the Code; and

(v) Find that the uses of property surrounding the proposed
location of the Adaptive Reuse Project will not be detrimental to the
safety and welfare of prospective residents; and

(vi) Find that the Adaptive Reuse Project will not displace viable
industrial uses; and

(vii) Find that any building constructed on or after July 1, 1974,
meets the eligibility criteria set forth in Subsection C below.

B. C and R5 Zones. The regulations of set forth in Section 5 above, shall
apply to an Adaptive Reuse Project in any building constructed on or after July 1,
1974 in the CR, C1, C1.5, C2, C4, C5, CM, or R5 Zones in Adaptive Reuse Incentive
Areas provided that the Zoning Administrator determines that the building meets the
eligibility criteria set forth in Subsection C below.

C. Eligibility Criteria for Buildings Constructed on or after July 1, 1974.
A building constructed on or after July 1, 1974 shall be an Eligible Building if the
Zoning Administrator finds that:



(1) Five years have elapsed since the date of issuance of final
certificates of occupancy; and

(2) The building is no longer economically viable in its current use or
uses. In making this finding, the Zoning Administrator shall consider the
building’s past and current vacancy rate, existing and previous uses, and real
estate market information. The Zoning Administrator may require the
applicant to submit independently verified documentation.

D. Floor Area Averaging. The Zoning Administrator may, upon application,
permit floor area averaging in Unified Adaptive Reuse Projects in the MR1, MR2,
M1, M2, M3, CR, C1, C1.5, C2, C4, C5, CM, or R5 Zones in Adaptive Reuse
Incentive Areas. The averaging of floor area may be permitted for purposes of
determining compliance with the 750 square foot minimum average unit size
standard for dwelling units and joint living and work quarters, as set forth in Section 5
B above.

Individual buildings may fall below the minimum average unit size standard,
so long as the average size of all the dwelling units and joint living and work quarters
in the Unified Adaptive Reuse Project is at least 750 square feet, and no dwelling
unit or joint living and work quarters is less than 450 square feet in area. The Zoning
Administrator shall determine whether a project is a Unified Adaptive Reuse Project.
All owners of the property requesting floor area averaging must sign the application.
A current title search shall be submitted with the application to insure that all required
persons have signed the application.

If the Zoning Administrator approves the floor area averaging, then all owners
of the property requesting floor area averaging and all owners of each lot contained
in the Unified Adaptive Reuse Project shall execute and record an affidavit. A copy
of each executed and recorded affidavit shall be filed with the Office of Zoning
Administration. Each affidavit shall run with the land, be approved by the Zoning
Administrator prior to the issuance of any building permits, and shall guarantee the
following: (1) the use of any floor area converted to dwelling units or joint living and
work quarters shall be maintained and not changed; and (2) the number of these
units or quarters approved by the Zoning Administrator shall not be increased.

E. Procedures. An application for permission pursuant to this Specific Plan
shall follow the procedures for adjustments set forth in Section 12.28 C 1, 2, and 3 of
the Code. However, the Zoning Administrator may waive the public hearing required
in that section if the owners of all properties abutting, across the street or alley from,
or having a common corner with the building have expressed in writing no objections
to the Adaptive Reuse Project.



CITY OF LOS ANGELES

| JE L AN ERTAETN]

A e fope s, By o nylpep
n Lh o [LEL)
. -
Jan QN0
TET) L. B
Al b N
Lt Ty
b I | .H.ll--_'\.\_. Ll
L B T
L O S

December 21, 20404

Interested Parijes

Depnrment o Building and Safaly

LAl LML LI 1 LIRL N B
Y FLA ™t

EIRINET
I I L WIS I RES T RATIT I

---------

IS B RARY, e L

sl [ L ": N |

CASFE NCY TR N04-2 7080 )
CIRECTOR OF PLAMMING S
IMTCEPRETATION

Adoplive Rouse Inconlive Araas
opeilic Plan, Ordinance Mo, 1753036

This nterpredation replaces and sopercedes Ceee bo DIR 2003-5448(D1% dateed
August 11, 2005 In the case of conllicl Lebween Wis inlerprefglion and Case Mo, ZA
SI0A-GE2A] LA ) dated Movarmber & 20404, this intarpretabion thall govern,

ADAPTIVEC REUSE PROJECT

The definiion o1 "adaptive euse project” et b in Sacton 4 of the Adaptive Rouas
Incentive Areags Speufic Plam shiall mglody ary change of an £X120NG NoN-Fesidertial
use 10 new usas ihal are atcesseny o dwalling anits. gues! rooms. or paint ving arwd
waork quarers. Theeo accosbory veas must be:

(1) Lonaistent wilh the debndion of “aecessory use” set farth i Section 12.03 of the

Exnddr and

(£}  Feimilted by [(he pagany|ng 2one.

NEW FLOOR ARLCA

The tnfowey aclions shall nol ba eensidered ae adding now Nag ares thal enlorges an
cligie buwilding, bul shail be cansiderec] pail ol an adopdivie regsae project entitled o
eeneft o {he incenbives, rxcephons 2nd alher peovisinns et forth o the wpecitic

ran

(13 Chamqing the use of any existing porion ol &t elgible dvilding that Secticn 17013
of ihr Code does fet detine as Nloor area”, te new dwelliing urils, quest fooms,
ird Tiving and vk Quan s, On LSOy Uses, Jom

- ‘j?-: = AK [SUAL EMPFLOYH EMT OFPORTUN TY - AFFIRMATIVE ACTION BHPLOPEN

A
Ta



CASE MO DIR 2004 7708401 PAGE 2

[ Memnlishing and rerowiag any exsiing intarior parian of an aligitds buildng for
the construction of new deselling units, guesl oo, juinl livieg and work
Quirters, or JCoassory g% The newly construcled areas shall nat excesd the
ared of the portion demnlishd, and moet ba lecated within e carme building o
exrsbing exterior walls and bokew the exisbng ool Howewer, new ooliop
Shruciures inay be constwcted as discussed below,

Phe intcrpretation sel oot sbee shall appy o existiog rechanical rooms. elevalar
shalts, stow shats, elewator penlbouses, or any olher exisling porton of a0 ekpible
Luilding, aither abows ar below ha asigling rood.

MEW RODFTQF STRUCTURES

The Gonstrucion ol new sbiucluies on e exisling eoel ol @0 eligibke buiding snall ngt
De conmidciEd as addng new Hoce ared thal enlarges the biilfng. bul shall be
eonsidrel part of an adantwe reuce project enttled 1o benelit from the ecentives,

exgeplons, dand other prowvisicns sct ok in the specfic plan, aubjec w the following
GERNG LN S

(11 The now rootop stactures shall not esceed one usabte el

(2] The nesv ronltop slnuctees shall ncd be peraited onany portion of any ghigibe
buiklimg B3l 13 Currently nenconforming as to fweight, Furlbemme, e osasy
moiap sirmcires shal nut cavse any pormon of any ehigible puilding that is
cursently conforming as to height to fxcesd any heaight limite sel dailh by the
Code, underying zona, height disticd, or any sher aophicable regulation;

(3 The new docftnp sleurhires shal ned ranes a nab nersase in lhe oligble
building’s flcwr aren Any newdy croaled Moor ecea mws be offsel by an
gywvalent redwciicn In E‘ﬂﬁ-ﬂﬂ.g (ICe0r a1

{4)  Tha new raofop sireclurea ahall be nol uged for dwelling unils, quest rcams, or
juirit vwmig And wodk girarters. bul must be used solek! i ACCRSSONT USES 0
open space. Mokwthstanding, the pxsting rrot nt An elghle buitdieg may be
ueed ae the lap levak of 2 muliple level dwelling unit. guest room, or joint living
and wark yusners. Howevor, nn camplele and separate dwelling wrirs, guest
raans, af Joind livirk and work quarers may he conetectad an the eeizling aood
o an elgmle burlfmg; and

2y Exgept for required slair shafts. any nrwly arealed imnf arars shall not e e
for pgoeshory wits, opon apoco, mochanmissl rooma. elevator ahafs, elevator
penlbiouses. gr appunendnces, signs, navices of siriciras of any kind.

OFEMN SPACE AREAS
Balcnnies. paling. tWeraces  meerealion mand fitnoes poome, panls, qardens, and olher

COMMEN o private opeh apace areds thal are crealed by reusing existiog portions ge ar)
ellglble budding shall nok e considerad 2y loor area, of considered as adoing new floor



CASE ND QIR 2004 -7 7801 ) FAGE 35

arca {hat enlarged an eligibhe building, bul shall be considerad pad of an adlaplive reuue
project eritled i Benglt om e mcenbweas, exceplions, and alher prvigions s2 oh
n Ihe gpAcifvs plan

BUCh exsting pofsing may InCluie Atenor 5Race, [btes. ire escapes, moltops.
mecharmcdl rooms, elevalor shafle, sloir shats, oleualor peathausac, or athar anicting
portions of an ehgble building, sither obove ar below he emsiing ool Howe ey, ey
fewly Gieated gpen Space dreds may be counded towesand the caleddabion of the dh0
soquiany oot ornime loor aen and P00 sgrare foot mirimum gvarane foor area
slandards far dvrglling wniks and joint divng and ok guarte s sel kithin Secbon 3-8 of
1he specific plan.

USE QF THISTING PARKING 5FACLCS

Serdron B-A (3} ol lhe specific plan states that perking ibal existed on the gite of the
adaphyce reusc project gn harch 1, 2003, "shall be maaizined and nol reduned.” At the
Lasil<king owner 5 s01E discrelion, Hese exXIsing spaces may Le used o provide parking
B any on-sie ar afl-sits ixe

Thls interpretatton =hall ron apniy 10 for-s21e adaplive rause propecls that Ihe Advisiy
Apznoy approves as pard ol & division of land datermmalion Instead . the ronditiong of
the Advisary Agurcy s delormineton ahall spply.

AUTHORITY OF THE DIRECTOR OF Pl ANNING TO INTERRRET SPECIFIC PLANS
Secto |53 of e Code provides, in peninent part, as fallows:

“li+ adddion to thae dubca acl ferth in the Charter, the Dieclor of Flanning shall
hawwer e guthonity 14 inerprat the meaning of the Genaral Flan and Specific plans in
instancas whan thare s A [ack of clanty in the meamng of thoea regulations, subjert o
appallate roviow. Tha Ditogtor may oppoint o desionee be acl on hia or ner baball, i
which tdase, referances in this aricle o the Director shall holude s designes, yniess
stated oihervise.”

BACKGROUND

Tho purpoer of the Adaplive Rouse Imsentve Arcoa Specilic Man, 83 521 fodh in
Sechon 2, @5 b miplenent e Generdl Plan by faciligting the conversion af alier,
economically digteessnd. or historically sigridican) huaildings b apadmanes, livebwork,
ure ar vietar serving focdihos. This will help o redeor vucont apege a3 well as
presene the Chy's cutural and archigctaral past and encoursge the develapment of 3
eeiwark dnd residential commmunibas 10 the Cily's commeral and adoslial conlers
ahd cornders, thus crealing o more Galanced retic hehween housiy ond jobs.”

The spesific fan was established by Ordinance Mo, 175, 038 Sertinn 1 delines foyr
tngomtive areas: (0] Chmatown and Lincoln Hoighta: (01 Hollpwood  Community
Redevglopmenl  Frojecl  Arga; (o) Wilshire  CenfeoRorealown  Communily
Redevrelopment Progecl Area; and (Y Central Avenne



CASC NG DR 2004- T705{D) FAGE 4

Adaptive Rouso Projoct

The specific plan defines an “adaptive iease prejecl’ as “any rhange af an ovisting
MNon-Residentiol Uan fo now dwebng wnita, guest reoms o joint kving and werk quakers
irn all ur any porlon of any Elginie Bullding = & gueaslion a5 besn raised 3s to whelhar
Arcessory Luses Ark covared by thiz dedinition, and tharzlora aligiblae to banefit lrom tha
spcific plae's rcentives, cxcoplions, and obhcr proseisscena.

As a matler of real pstale ndosley praciice, resedental developmaond s, incloding mollipla
farmdy apartrmcnt buldings, coadorminmms, and hotels and other visilor-serving facililies,
LypICENy provide amenltics o e comnnon enjoyment and ose of residents and guesis,
These amemlies. which may nclyde comman open space, rarmedtion snd fitnees
radmn, paols, or reewshny arees or moms, are aeccaanry o the builkfing's main use.
Such amonllles qeeatly IMprove the ayarall quanty 9F residenial dowalarmen(s, and alao
prewde an imperant public benelit by providieg sesidenls and geesls with an-site
aceats b recwabions! and othar faciities that othersvise may be in short supply in the
xum o diag aeighborbood.

The Code definee an accrssary Le, i pan, as "o use which i custernarily ingide ntat to
Thatl of 1he twan Labdiong wi Wi e wse of fae o ol which is jocated 10 the sama
20ne or @ |e5s restaclive zone and on the samc ket witn 3 mgin Duilding or use” The
Code allows accassony uses by right a1 the B3, P4 and FS naultiple dweelling zoncs,
herebsy reinfurgimg sl scoueagioy the resl estae industry's gractloa of providing
ameniies in restdential buildings. In kaht af this Code provision. and becausa adaptive
rause progects involve comvarting cwishng bBoilinng to mew rasidontial uess, i g
redasonaile [ conclude that he defoitiere o “adaplive regse gioject” also covers
ACCERSONY LIGES.

This conckezren is consisionl with 1he rpecilic glan's obeclive fo revitalize deyignated
wcenl e areas by encouraqing tesidenbal projecls. An effeclive way 1o increase the
reonnmis vakility of hese developeenis, and thue coninbyte toward the revilalization
of incenhve areas, is by providing benedcial aucessuny wses Siven his phijeclive, it can
be conduded that the specifiin plan was nol nlended 1o exclude the prowsion of
acceseony uses thal are a typical componcal of residential developrmends, and that may
ke necessary to atlract residends and guests i oan evolving and sl Loguly
un@Ftanishal mignkat,

Meow Floor Arca

The Adaptive Renee Incentive: dragg Spacilic Plan includes 3 vanety of incenlives,
exéepliong and olher provisions; tha specific plan's siZ ncentves oe spellzd oul p
SECwOn S-A With the exceplion Of meZraninges as sel Wb m Sechion 5-A.1, the
specific plan siales thal these incentwves “chall ool apply 1o any faw feor aroa that i
added b an Adaphive Beuse Project”

Recanze the spocific plan doesn dedine what 1= meant by “now flaar ares”, the Code'e
definition of doar sreagovems. The Code definies Au dies as “thal 2w in square teet
confined wilhin the exienar wals of a buldew, bl nol including the area of the



CASE M. GIR 2004-7708D1) FAGE 3

[llcaeirny: exterion walls, steirvays, zhals, raoins houwsing building-operating cguipene
ar MACHINGS:sy, p4arking areas wwthoassocialed drveways and rampes, space tor {he
lancdivg; Ancd storage of helenpérig, and basemonl sloeege areas " Cossequenthy, aay
gaialng bakdiag will vswally consist of porons that aee debned as llowr diea” and
e S [k 3 1ol

Linoo an adaplive regze propst means a “chanye of an ecsting Rao-Residenteal
L'2€...n @l or any portinn of any Elginle Buddnn.” 1S redsonable to connlude that the
speacifie plan was ot onlended o 3mit the area in an eliyibfe building thatl may ba
sdvested ta an adaplive reuses praject ba thaso sasting portcns thal are sty Jelned
A5 Q00 ared ” Inswead, e Spedcihc plan was intended to Appiy o all exishing usable
spacen Aan ehgible bnildisg.

i I Gther hand, the specific plan was nol inlended 1 apply o addions fhat waoold
snificaniby anlamge Aan flicphle taitding, sinee that wnnld he mconsistent wilh the
e ropl ol adapting an cigting s$reciure for a now use. Accoudingly, with 1he exception
ol mezzanines, 1Ne speciic Man's indan ves were nit applied o “naw Moar area  added
W an elgible Lulding.

A gl vegdiny ol W speclic pfan could seggest el chianging the Use of dotain
portions of an cligibla huilding does adit "new four area”. Such an overdy lileral
conclueion would o abourd, hopwever, sinte the chonge of uwse would mol actually
enlarge Ine bullding Dy 2YEN 3 SING'E RNUANE T001 SMCE 3 prane objechve of the speciic
plan 15 & reduee vacand space. the conversion of amy existing postians ol an sligibla
huilding for an sdaplva rousa projact e conelelent with tha &pecific plan's inleat Even
sULTT numveersion rasgiiy i he ecinical reclassitication of some ponipns of &0 aligible
building as ‘new floor arca’, the entita adaptive reuse peoeet should beneht imm 2l o
the specific plam's incantives, akcaplionz, and othor prowsions,

A related issue concerns adaptive reuse proects Lthat involee inlenor derryslition The
remaoval of exsling parhans of an gligible building is usuvally neceseary lo effecluate an
gflicienl flow pan sl project design bl accomegodales the new residentiz and
ACCESSOrY uSes Buch removal also may be necosgany (o make room for upgraded
building systems, including new alewvstors snd other mechanical cqepment. and b
comply wilh Guilding and fire code provsensd Urdl one s conditicnul e et

Such demolition and remowal may creata leflaver emply space. A queshicn has boen
taesed s lo whether filling this empty space with new residental and accessory wses
Ak s “new 11001 aread.

I he newly constiected aneaz are ocsled wilhin ke eligible builng's exising esteror
walls DElowy the @Xistng voot [wilh the exception of new moton stuctures. as further
dizciggad balow), and if the daw areasz da nol axcasd the area of the demelished and
romoved portons, then the bulding has oot aclually beoce wnlarged, The bullding's
irtenar has merely Heen econiKured,

The reewly vonsbiscled anzgs shouich thesefore g be consdered a5 adding new oo
dren {hat enlarges 1he existing building. Instead, these areas showld e considered as
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inleqeal componcnts of an gdaptive weuee prajocl, and thercfare Relly entiicd to beaeli
rom e apecdic pldivs Snoeniives. @XCEDOCNS, AN NGy provisions. Newo nlgro
censtruction o replace demalished andg removed parions of an etigible healding s
cangistanl wiln the sdapliva rowse concept. and furthers the specfic plan's purpase,
which is by facilfale e complula soversion of ecopomically obeglee buiklings 1o new,
mare produstive vses.

Pew Roulwin Sieuciunes

Exreting rocfe aro ugually the sile of o vamciy ol atrycluies. such as elevator panlhouses
OF e hanical wunas, thel pravde @ SUppon andsor aceassony Tunclion 1o a bullfing s
rmaih pse. Foe new residential developrents. (he rooftop is often the site ol commeon
QpPEN SpAce areas and accazeony Blruciures, incleding filnesa and reereation roams,
preule, lebden aned enches . and similar featurcs and tacilties

The Code 5 apen space regulationg, 55 set forth in Saeclion 1221 G, specty thet roo!
decks may e used fu curnpun open space. As sed furdn in Section 12.21.1-63, the
Code also permils roof slreciures housing clevalors, stainways. tanks. wenblating fans,
or Simrlar agquipment o b erected alove applicabla height lirits, Theao tae Code
provi#ions recognize thal the reoftop i a unigue fealure et is olien the only viatia
Ialon [r 3 busting 5 necessany syslem componenls - or, 0 tha case of accessorny
sliuctiires and uses, the bBect lpeaion This ig agpecially the cags for adaplve rouse
prajects, where the new uses siust be ascoonmpddied within the BUYOINg s axisding
exiefior walls, and the 1oL 15 100 small to allew for tha canstioctan of enfirely new
st tinaes wathnut encrnnetng on dhe bailding's existng footpring,

Since the Codae gxcliides rouls ram the dafinitdon of "loor #rea”, The constiuction of
new raoftap sinwclures eould be toasidered as adding ngw faor area that enlarges an
cligible buillding. The aow ranftop structures would nat hensfil from the spealic pan's
Incentives, exCaplions, and other prowsiens, even though the siociores themselvas
waoukd be necessary and integral enmpanents of the adaplive reuso projac,

Simce e ool 1s 80 exlstng portlon G an eligible budding, retsing iILas (he platomm for
newy Acoessnry slnclures is regantizlty 0o diferent from adaphng pordicne below the
rocl o new uses. In some casea, developers may wesh to use the mof as Hie top suy
of @ multiple stary dwelling unil, gueat reGm, 6r panl Ivieg and work quatars. treating
“levenhouse-slyle” unila Jnce s cnmplete and separate new dwelkng unit, guast wom,
or goisd [iving ond wamk quarters would net ba constructed, this approach is sill
vonsistent whh e adaplive reuse concepl. 1he new structures woold aot be
independenily accessihle. Rather, they wonld be functionally and  areblaciuralpy
integrated crlensions ol tha new Used provided below tha roof that would not pnlEr e
Urer bunldirg beyond what would Be paemited for 4ooassony wees,

For Voot reasons, the consliuchon o new rooitap struciuies neceasary ha fulliF 1w
CONLEINS Q1 the pemiil, W pravids ACCeS50ry uses Or upen space areas thal sre typical
companants of resdantral develnpments; and too provide additional Aoar space far
“towmhousc-atyie” resdential uses prouded hoth below ard above N wxisting roof of
dn Ehgibe alring; /= cOnsislery with (e adapbve eldse concaepl [F these structures do
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nol exceed ane abory . do ool cauae the aligiode boilding to exceed any applicable hatght
irmls, and dQ Al Cause @ ned anciease v ihe eligible DWichreY's Hdeor areg, (hen ey
showid nal he concdersd A% gdding new dear arng thalt enlargos an eliible bolding,
Instran, the sirgchires shauld be considercd as inlegral comprrcals of 1he adaptive
reuse projecl enliled [0 benelit frem allol Bhe apecific plan's ncenhives, axcestions, and
other prowesions

LIDED Spetie Aleday

Qng way hor developers br ingrease e omdarketabinty and wviahubly of adapbive mew e
projccls 15 10 Fovide dasiable common and privalc open spacc ameniles ypiealky
provided o new residenlial cansiroetinon Baleames, patwis, femares, recreatinn and
(iness roarms. pools, and gardens are exarnples of such deseable anendiss.

For amaplive reuge projecds, o challanoe s provide theae amenilies by Fediging
cugng portiens of oldor bwidirgs crignelly designed and constructed for noa-
residentzl purpases. Juch exising poran: Mmay include ntendr space, lopes, fira
pacares  macitops, mechanical moems  etrvalnr shalls, slar shafs, o plevatar
peninauaca, gither ahgee or beloay the crinting rocf. A quasten has Boon rased a3 lo
whether existing porions of an ellglble dulrding reused to prossde apen space shopld
sUll e considéred as Meo srea. or considered as 2dding new Boar area,

TOo Lhe enenl hat Classifying SUCHh Qpen Space amenltlies as Tioar area Imposes a
barrizr to he sucrassiul conversion of 2lgible buitdings. 1his barriar shauld he removed
ae conlrany to the epecific pfan‘s [undamental purppes, which 1B 1o facditala the
vonversion of ehgible buildings 10 residentidl osas. | exisling ponions of an aligioe

Building e rewsed b provide apen space. nen the bailding has not actually been
chlarged. For thegse roasaonc, any esisting podicns of an clgible building that orec
G reerled o open sqrace Slould no longen emain Classified s Mear e,

Howesyar, any newly creatad gpen gpace areas should elll e ndedsd n dataremning
A galra e wille Wie floer gred slandacds el Wwelb ine Segtion S-B of the specilic gkan.
Thiz requlalion erctabtishes a minimer 4o0r arca standand o 450 square lagl anc a
minimum avarage lloor ares etandard of 70 square feat for dwaling unile and jnind
vy arsd womd guarters. These alandands were intended (o lavililole Bl balatabslily wnd
auiakty of the adaplive reuse progEel, Such open space aeas are desirable restdential
amanitiag for tha exclucive e and haneafit of tha rasidents and quesis wha will oecopy
the adaptive reuse preject. It a sense, |hese apert space areds are exkenaans of the
inferigr ivetg spaces. Accondingly, both gomman and prvate opes soace areas shiould
be incleded in caleplating complianes with The minimom lopr arpa and  mini A
averays (ke gy slanduards. Yhis will povide s incentive e adupilive euse projecls
Io provide the same kind of cpen space amenities typically provided a0 now resideatal
buildinge. Converzely, sdaptwe reuea projgcte thot choozs to prowide fnesa amonities
will 1ol be penaghoed Gy Lioving upen spoce subhacted Diom e delssonaton ol
il m Aooe ared and maimum seeage Qoor geea for dwelling unis and joint living
and wark quatere.



CASE WG OIR 2004 7 FDE{CH) PRGE £

[3g of Erishing Parking Spaces

Onea of he Adapbve Beuse Ineeative Areas Soendic Plan s man incentives relates toy
requirad parkiang. Aa dhe slall report to (he ity Planmng Commedmn dated July 11,
ICIEII, slAlgs, "MF.II'I";' ol ger hl]lll’!lﬂgﬁ, EEpEGiEIII";I' PISEOAG SEFLCTIUres. O npl Rdwe eraugh
Farling parking 4o meet oorrend Cnde rquiremenls asoociated with 8 change o use
{CPS 20031128 CAy Sinco addbionol poking goacrally cAnnal e aocsmmadated on
e sAe of exishing buildings, wspeciafy msloric and othor Dlger SUldings 0o the
tresinAle] reenhve Areas impsing Coda regqored parking coold caome an onoee
hardzhip

The specdic olan decks to ease this kamship by making [he “requirgd manher ol
parking spoces’ he some as ke parlang thol casted an the gitn on BMarch €, 2003 To
Bresenve whaeyer mininal Sarkng might exist ar-sie. (he Specific plan alsa included a
requicemment that thie parking he matntained and not reduced. A fuastinn has heen
raigad sz o whethar \he epacilic plan reguiraz thay all of thig cwsiing parking Lo
tredicated for the erclusive use of {he persons, families Or QUESLS who Wil CECLUpY The
adaptive rewse project. Thes geashion s especially pedinent soce some non-heslornc
rfice buildings comwercd to adaptive rewse projects may have on sile parling thet
Lol ly eaceeds whal Ue Code woold cesgying F Rae spailic plan gl got Been goopted
and taken elfect

Ayt fber Siaed] i e stal repon o the City Planning Sommisslors, pan of the paréing
ingentive’s rahangld is "o orovida developers wath thie flexbilty necessany & porsua
creabive livas to the parking problem....”. 0 odhar waeds, devglopars chould have the
wption e alucole o buildioy's parkmny spavds fu on=sile oses, @y nenesEsady, or
iWstiled, o entes o shared parking arrangements thal prowde parking for varipus oif-
gt wged. As {he Eupply and demand fof parking ¢ tha &/@a surrpunding the adaptiva
reuss projenl INCIEaseas of dacreases, a boilding daner may need 10 adjust s o e
imlial parkng allocation decision=. For these reasans, i can be conclided thal the
cpecifie plan's padang pravisions wede intended o enyure the praservalian of 2 gcarca

resource, wwhile allowing for as effulient aliecatian eougds ondn kel nealams ns.

FIMD[MS

For the reasons sel fodh above, and as more paticulaby described elsawhere n this
daterminalion, 1 find ihat: the gelinition of “adaptive reuse project” includes acocaeeary
uaes; that changing the use of any porion of an sligible buwilding dnegs not zdd new oo
ared; hal demdishng any porlion of an sligitle burkding does a8 add aew 2a0r arcea.
e long as any newdy construcied areas do not axceed the grea of the portiong
remcved; thal open space areas crealed by reusing sty porlions of an edigib)e
BUIhrgy are Nt HoGr arez of aev 1100 drea Lhat enlarges an elkgible Bailding, kot may
bo countod toward datermining compliance with the mirdwaem flaor gea and minimom
Average Tker area standands for cdwelling wiita a ponb wing ard vk quarleds, Ll
new one-level motlon accessory structures (including he tog levals of rraltiple-level
dweling units, guezl reoms, or oind lving and work quardars) do ot add rew llact area
if il e e exislifg vuof of an eligible Gaildo g, and 1hat exestirgg paiking may be used
to prowede parking tor any on-sile ar al-sile wae.
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ALL OTHER LOCATIONS

Excerpts from Los Angeles Municipal Code

Section 12.24-X, 1
Section 12.24-X, 13
Section 12.13-A, 2 (a) (27)

Zoning Administrator’s Interpretations

Case No. ZA 2004-7710 (ZAl)
Case No. ZA 2004-6824 (ZAl)



LOS ANGELES MUNICIPAL CODE
SECTION 12.24-X, 1

Adopted by Ordinance No. 172,571, effective June 3, 1999
Amended by Ordinance No. 174,315, effective December 20, 2001
Amended by Ordinance No. 175,588, effective December 1, 2003

Clarified by the following Zoning Administrator’s Interpretation:
Case No. ZA 2004-7710 (ZAl), dated December 21, 2004

SUMMARY
Section 12.24-X, 1 enables a Zoning Administrator to approve adaptive reuse projects, as
discussed below. This ordinance does not apply to adaptive reuse projects in any of the
areas set forth in the Adaptive Reuse Incentive Areas Specific Plan, Ordinance No.
175,038.
[ | Inside the Downtown Project Area:

L Adaptive reuse projects in the “M” manufacturing zones require a Zoning
Administrator’s review and approval.

O Eligible residential buildings may be converted to adaptive reuse projects.
[ | Outside the Downtown Project Area:

O Adaptive reuse projects in the “C” commercial and “R5" multi-family residential
zones require a Zoning Administrator’s review and approval.

O Eligible residential buildings may be converted to adaptive reuse projects, but
only if they have been completely and continuously vacant since March 1,
2002.
[ | Inside and Outside the Downtown Project Area:
O Buildings constructed on or after July 1, 1974, must be at least five years old.

A Zoning Administrator must also find that such buildings are no longer
economically viable in their current use or uses.

O The incentives for rental and condominium adaptive reuse projects are the
same. However, condominium adaptive reuse projects require subdivision
approval. Applicants planning condominium adaptive reuse projects are
advised to first file with the Deputy Advisory Agency. The Deputy Advisory
Agency is also a Zoning Administrator who has the authority to grant all of the
incentives available through the Citywide Adaptive Reuse Ordinance to “for
sale” adaptive reuse projects.



TEXT OF EXCERPT FROM LAMC

1. Adaptive Reuse Projects. A Zoning Administrator may, upon application, permit
Adaptive Reuse Projects pursuant to this subdivision. Except that, the provisions of this
subdivision shall not apply to those areas set forth in the Adaptive Reuse Incentive Areas
Specific Plan, Ordinance No. 175,038. Furthermore, the provisions of this subdivision shall
not apply to the M zones outside the Downtown Project Area. The boundaries of the
Downtown Project Area are described in Section 12.22 A 26 (g) of the Code.

In conformance with Paragraph (b) below, the Zoning Administrator may permit
Adaptive Reuse Projects in the M zones inside the Downtown Project Area. Outside the
Downtown Project Area, the Zoning Administrator may permit Adaptive Reuse Projects in
the C and R5 zones.

In conformance with Paragraph (c) below, the Zoning Administrator may permit
Adaptive Reuse Projects in the C and R5 zones in all or any portion of a building
constructed on or after July 1, 1974, inside the Downtown Project Area.

In conformance with Paragraph (d) below, the Zoning Administrator may permit floor
area averaging in unified Adaptive Reuse Projects in the C, M and RS zones inside the
Downtown Project Area. Outside the Downtown Project Area, the Zoning Administrator may
permit this floor area averaging in the C and R5 zones.

(a) Definitions. The definition of “Adaptive Reuse Project” set forth in
Section12.22 A 26 (c) of the Code shall apply inside the Downtown Project Area.
Outside the Downtown Project Area, the following definitions shall apply:

Adaptive Reuse Project is any change of an existing Non- Residential
Use to new dwelling units, guest rooms, or joint living and work quarters in all or
any portion of any eligible building.

Non-Residential Use means any use other than dwelling units, guest
rooms, or joint living and work quarters. Except that, if all the dwelling units,
guest rooms or joint living and work quarters in an eligible building were
completely and continuously unoccupied from March 1, 2002 through and
including the date an application for an Adaptive Reuse Project is filed pursuant
to this subdivision, then those units, rooms or quarters shall be considered to be
a Non-Residential Use.

(b) C, M and R5 Zones. The following shall apply to Adaptive Reuse
Projects in the MR1, MR2, M1, M2 and M3 zones inside the Downtown Project
Area; and to such projects in the CR, C1, C1.5, C2, C4, C5, CM and R5 zones
outside the Downtown Project Area:

(1) Eligible Buildings. A Zoning Administrator shall only permit
Adaptive Reuse Projects in the following buildings:



(i) Buildings constructed in accordance with building and zoning
codes in effect prior to July 1, 1974. A Certificate of Occupancy,
building permit, or other suitable documentation may be submitted as
evidence to verify the date of construction.

(ii) Buildings constructed in accordance with building and zoning
codes in effect on or after July 1, 1974, if. five years have elapsed
since the date of issuance of final Certificates of Occupancy; and the
Zoning Administrator finds that the building is no longer economically
viable in its current use or uses.

In making this finding, the Zoning Administrator shall consider
the building’ s past and current vacancy rate, existing and previous
uses, and real estate market information. The Zoning Administrator
may require the applicant to submit independently verified
documentation.

(iii) Buildings designated on the National Register of Historic
Places, the California Register of Historical Resources, or the City of
Los Angeles List of Historic-Cultural Monuments. Contributing
Buildings in National Register Historic Districts or Contributing
Structures in Historic Preservation Overlay Zones (HPOZ) established
pursuant to Section 12.20.3 of this Code are also eligible buildings.

(2) Incentives and Exceptions. The Zoning Administrator may grant,
modify or deny some or all of the incentives set forth in Section 12.22 A 26 (h), or
some or all of the exceptions set forth in Section 12.22 A 26 (j), to Adaptive Reuse
Projects proposed pursuant to this subdivision. Furthermore, the Zoning
Administrator shall have the authority to grant any other incentives or exceptions
from the Code required to permit Adaptive Reuse Projects proposed pursuant to this
subdivision, including but not limited to the authority to permit dwelling units, guest
rooms and joint living and work quarters in Adaptive Reuse Projects, notwithstanding
the nonconforming provisions of Section 12.23 of the Code.

(3) Findings and Conditions for the C and R5 Zones. If the Adaptive
Reuse Project is in the CR, C1, C1.5, C2, C4, C5, CM or R5 zones outside the
Downtown Project Area, then the Zoning Administrator shall find that the
Adaptive Reuse Project complies with the standards for dwelling units, guest
rooms and joint living and work quarters set forth in Section 12.22 A 26 (i).
Exception: This finding is not required if the Zoning Administrator does not grant
the density incentive set forth in Section 12.22 A 26 (h) (2).

Before approving a reduced parking incentive pursuant to Subparagraph (2)
above, the Zoning Administrator shall also find that the surrounding area will not
be adversely affected by overflow parking or traffic congestion originating or
terminating at the site of the Adaptive Reuse Project.

(4) Findings and Conditions for the M Zones. If the Adaptive Reuse
Project is in the MR1, MR2, M1, M2 or M3 zones inside the Downtown Project



Area, then the Zoning Administrator shall:

(i) Require that one or more signs or symbols of a size and
design approved by the Fire Department are placed by the applicant at
designated locations on the exterior of each Adaptive Reuse Project to
indicate the presence of residential uses;

(if) Limit the occupations permitted in joint living and work
quarters to the following: accountants; architects; artists and artisans;
attorneys; computer software and multimedia related professionals;
consultants; engineers; fashion, graphic, interior and other designers;
insurance, real estate and travel agents; photographers and similar
occupations;

(iii) Find that the Adaptive Reuse Project complies with the
standards for dwelling units, guest rooms, and joint living and work
quarters set forth in Section 12.22 A 26 (i);

(iv) Find that the uses of property surrounding the proposed
location of the Adaptive Reuse Project will not be detrimental to the
safety and welfare of prospective residents; and

(v) Find that the Adaptive Reuse Project will not displace viable
industrial uses.

(c) Buildings constructed on or after July 1, 1974. The provisions of
Section 12.22 A 26 shall apply to Adaptive Reuse Projects in all or any portion of a
building constructed on or after July 1, 1974, in the CR, C1, C1.5, C2, C4, C5, CM,
or R5 zones inside the Downtown Project Area if: five years have elapsed since the
date of issuance of final Certificates of Occupancy; and a Zoning Administrator finds
that the building is no longer economically viable in its current use or uses.

In making this finding, the Zoning Administrator shall consider the building’ s
past and current vacancy rate, existing and previous uses, and real estate market
information. The Zoning Administrator may require the applicant to submit
independently verified documentation.

(d) Floor Area Averaging. The following shall apply to applications to permit
floor area averaging in unified Adaptive Reuse Projects in the CR, C1, C1.5, C2, C4,
C5, CM, MR1, MR2, M1, M2, M3, or R5 zones inside the Downtown Project Area;
and to such applications in the CR, C1, C1.5, C2, C4, C5, CM, or RS zones outside
the Downtown Project Area.



The Zoning Administrator may permit averaging of floor area in unified
Adaptive Reuse Projects for purposes of determining compliance with the 750
square foot minimum average unit size standard for dwelling units and joint living
and work quarters, as set forth in Section 12.22 A 26 (i). For purposes of this
subdivision, a unified Adaptive Reuse Project means an Adaptive Reuse Project
composed of two or more buildings, so long as the Project has all of the following
characteristics: (a) functional linkages, such as pedestrian or vehicular
connections; (a) common architectural and landscape features, which constitute
distinctive design elements of the project; and (c) a unified appearance when
viewed from adjoining streets. Unified Adaptive Reuse Projects may include lots
that abut or are separated only by an alley or are located across the street from
any portion of each other.

Individual buildings may fall below the minimum average unit size
standard, so long as the average size of all the dwelling units and joint living and
work quarters in the unified Adaptive Reuse Project is at least 750 square feet,
and no dwelling unit or joint living and work quarters is less than 450 square feet
in area. The Zoning Administrator shall determine whether a Project meets the
definition of a unified Adaptive Reuse Project as set forth above. All owners of
the property requesting floor area averaging must sign the application. A current
title search shall be submitted with the application to insure that all required
persons have signed the application.

If the Zoning Administrator approves the floor area averaging, then all
owners of the property requesting floor area averaging and all owners of each lot
contained in the unified Adaptive Reuse Project shall execute and record an
affidavit. A copy of each executed and recorded affidavit shall be filed with the
Office of Zoning Administration. Each affidavit shall run with the land, be
approved by the Zoning Administrator prior to the issuance of any building
permits, and shall guarantee the following: (1) The use of any floor area
converted to dwelling units or joint living and work quarters shall be maintained
and not changed; and (2) The number of these units or quarters approved by the
Zoning Administrator shall not be increased.

(e) Procedures. An application for permission pursuant to this
subdivision shall follow the procedures for adjustments set forth in Section 12.28
C 1, 2, and 3. However, the Zoning Administrator may waive the public hearing
required in that section if the owners of all properties abutting, across the street
or alley from, or having a common corner with the building have expressed in
writing no objections to the Adaptive Reuse Project.



LOS ANGELES MUNICIPAL CODE
SECTION 12.24-X, 13

Adopted by Ordinance No. 155,843, effective September 11, 1981
Amended by Ordinance No. 169,670, effective May 13, 1994
Amended by Ordinance No. 173,992, effective July 6, 2001

Amended by Ordinance No. 174,315, effective December 20, 2001

SUMMARY

Section 12.24-X,13 enables a Zoning Administrator to approve joint living and work
quarters for artists, artisans, architects, and designers. This section includes the
following main provisions:

[ | Adaptive reuse projects in the “M” manufacturing zones may be approved in any
existing commercial or industrial building.

[ | There is no minimum required age for an existing building.

[ | The incentives for rental and condominium adaptive reuse projects are the same.
However, condominium adaptive reuse projects require subdivision approval.
Applicants planning condominium adaptive reuse projects are advised to first file
with the Deputy Advisory Agency. The Deputy Advisory Agency is also a Zoning
Administrator who has the authority to grant all of the incentives available
through Section 12.24-X, 13 to “for-sale” adaptive reuse projects.

TEXT OF EXCERPT FROM LAMC

13. Joint Living and Work Quarters. A Zoning Administrator may, upon
application, permit joint living and work quarters for artists and artisans, including
individual architects and designers, in commercial and industrial buildings in the CR,
CM, MR1, MR2, M1, M2 and M3 Zones, and permit joint living and work quarters with
reduced parking in the C1, C1.5, C2, C4 and C5 Zones.

(a) Findings. In addition to the findings otherwise required by this
section, the Zoning Administrator shall also find:

(1) that the uses of property surrounding the proposed location of
the joint living and work quarters and the use of the proposed location will
not be detrimental to the health, safety and welfare of prospective
residents of the quarters; and

(2) that the proposed joint living and work quarters will not displace
viable industrial uses and will not substantially lessen the likelihood that
the property will be available in the future for industrial uses.



(b) Requirements. The Zoning Administrator shall also require:

(1) that the authorized use shall be of no force and effect unless
and until satisfactory evidence is presented to the Zoning Administrator for
review and attachment to the file that a business tax registration certificate
has been issued to each tenant by the Office of Finance pursuant to Los
Angeles Administrative Code Section 21.03 permitting those persons to
engage in business as artists or artisans; and

(2) that one or more signs or symbols of a size and design
approved by the Fire Department shall be placed by the applicant at
designated locations on the exterior of each building approved as joint
living and work quarters to indicate that these buildings are used for
residential purposes.

(c) Zoning Administrator Authority. The Zoning Administrator has the
authority to:

(1) Reduce or eliminate yards and setbacks required by this article
if they cannot be provided;

(2) Reduce or eliminate off-street automobile parking spaces
required by this article if there is no area available for parking on the site;
and

(8) Waive the public hearing if the owners of all the properties
abutting, across the street or alley from, or having a common corner with
the building have expressed no objections to the quarters in writing.

(d) Procedures. An application for permission pursuant to this
subdivision shall follow the procedures for adjustments set forth in Section 12.28
C1, 2, and 3. However, the Zoning Administrator may waive the public hearing
required in that section if the owners of all properties abutting, across the street
or alley from, or having a common corner with the buildings have expressed in
writing no objections to the quarters.



LOS ANGELES MUNICIPAL CODE
SECTION 12.13-A, 2 (a) (27)

Adopted by Ordinance No. 169,670, effective May 13, 1994
Amended by Ordinance No. 172,572, effective June 3, 1999

Clarified by the following Zoning Administrator’s Interpretation:
Case No. ZA 2004-6824 (ZAl), dated November 5, 2004

SUMMARY

Section 12.13-A,2 (a) (27) permits live/work units on a by-right basis citywide in the C1,
C1.5, C2, C4, C5 and CM zones. Parking and yard incentives are provided.

TEXT OF EXCERPT FROM LAMC

(27) Joint living and work quarters for the following occupations:
accountants; architects; artists and artisans; attorneys; computer software and
multimedia related professionals; consultants; engineers; fashion, graphic, interior and
other designers; insurance, real estate and travel agents; photographers and other
similar occupations as determined by the Zoning Administrator, provided that the
commercial uses are permitted by the underlying zone. For all existing buildings, the
yards required shall be the same as the yards observed by the existing structures on
the site. For an existing building, for which a building permit was issued before April 1,
1994, and which contains no more than eight living and work quarters, the number of
parking spaces required shall be the same as the number of spaces existing on the site.
All other buildings used for this purpose must meet the parking and yard requirements
for residential buildings.
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ADAPTIVE REUSE PROJECT
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1) Chanoing the nse of any rristing pation of 20 elgitle building that Section 12 07
of the Cade doss nat define as “lkeor area”, 1o new deelling wmle, guest msens,
it vty And wwark. quaiers, oF aeoessOry Uses, aod

() Lemelishirg and revmoving any inlenor caoshing perion ol ao sfigibie Loy
the Gonstruchon of new dwelhng wads, quest moms, joint lvian snd  work
Miartere, Or ACCesiany Lsee The mewly consirucled amas shall nal srcand tha
arca of the cusing poron demaislmed, amd must be localied within e same

Buitding & exishng cktnrnde walls and elpwr the exesiing root However, dow
renflap elruciumes may be conebractad ag discussad baloe.

I'ne intcrpredation def 1ol abowe shall apply 1o exrsting mechanical rooms, elevalor
shafis, stan shafts, plowator penthouses, o any alher socthing parkor of an eligibla
huilding, aither nbove or below the exisling rooi

HEW ROOFTOP STRUCTURES

The construchon of naw stlcteres on the exisbng root of an ehaiple buildieg shall not
be consdered As adding mew fleor area thal enlarges the building, but shall be
congidered par of on odapiers rause project enlitled o benafit from the incentives,
Facepons, and oifer provisions sl fortn e Sechon 17.67-A, 26 of the Uode, sobject b
ihe folbowing condhbnng

L1} The pew roonop sk ciEres shall nal esceed one usabie 1eyvel;

(b The new reollop slruchies shall mol be permitted on any pordion of any cligitie
bulking 13t |5 Currently nuneontorming &s 1o Aright. FUAREDNore, the pew
rooftop structures shall nel cause any potion of Aoy eligible Doilding that is
curially confarming as to heighl 1o caceed any heght dimits 2ol ioth by the
Cotle, vnderlying zone, helght disinict. o any other applicabhe regulation.

13} Thna new roofop suclres shall ot couse 8 onet increase in 1he elinible
Luikling's fluor siea, Any newly crealed floor ares must ba ofset by an
equivalent reduction in existing flnor area:

[} Tig eow pocsflop sieucures shiall Be not used for dwealling uais, guest ropms, or
jaint living angd workl quarters. bul must be vsed solely far acnefeney uses nr
open spacg. Nobwthslanding, the sxeling rool of an afgblo buildng may bo
weed s Hie dup el ol o ulliple-level daeelling anlt, quest ronna, o J0ing iving
and work guarkcis However, no compele and separate dwelling unts, oiest
rome. of foint living and work guarters moy be conslucicd on Lhe exigtery 1ol
b ar ek gl Quilding, wind

{8}  Euxgept for raquired stoir ghafts, any newly dreated roof arcaa ghall ngl be vaed
for BCCESEON USES, QRGN SNAcE. mecharisdl ¢oms, elevalor shals, elovalar
perhorses. or apputenances. signs. daviras or strurbores nf Aany kind
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3PEN SPALF ARFASR

Balcones. palss, leraces, recreation and filness romins, padls. qardens, and ociber
COMMAGN ar grivale Jpen fpave gredc that are rrealod by rewsing axisting porons of an
oligihle bulding shall nal be consdered as loor area, or consifensl as edding new oo
arca IRat enlaiqges anehqible butding, bul shall be conmiderad par al an adaptive rewse
projocl enlitled @ benadd fram 0d incentives, ewiephons, and other provisions gol ferth
n Seclion 12.22-A.26G of the Code, Such saslony pofivos may include inlerior spacs,
lobgies, ire escapes, roolops, mechamkcal rooms, elevalor shalts, stair shaks, glevator
penfhooses. ar other ewsting podions of an elaible huilding, ether above or balaw thc
exilirky rood Howeyvey . These newly crealed open space amsas ey e Coonled towesd
Ihe cCalculaion of the 4ol square-ke) minmoem dicor arceg and 750 square-fool
minimuarm AaverAage lloor area standards dor dwelng oeils and pinl living and work,
guariers seiforh in Sechon 12220 200 of the Code,

USE OF EXISTING PARKING SPACFS

Sachon 1&.22-AFH[NHS) &l the Code states that parking thaot existed on 1he site of the
adaptre reime projecd an Jdone A 10820 ‘shall be maimtained and nol redarad” At tha
bruilding ownee's sole disorction, theae oxioling apaces may be used to provide parking
D0 any DN-5iee Of Off-5ile ese. This nlerpretahon shall nor apply W tor-sale adaptive
reuse progacts thal lhe Advisnne Sperncy Approves as pal of a2 divsion al land
delocrminalion. Inateed, the sonditions of the Advisory Agency's determination shall

dpply.

AUTHORITY OF THE ZIOMNING ADMIMISTRATOR TO INTCRPRET ZOMING
REGULATIONS

Sochor 1821 AL 2 of the Code grovides, in poninent part, as follaws:

2. Oher Use and Yan Daterreinations by lha Prning administiaiae, The Zoning
Adraingsirator shall hove the authority o datarming olber wies, in addiion to those
specAfically listesd in 1his grce, which may o pemitted Inoazch of the vanous zones,
when in his nr har judgmeant, he olhar uses ara similac o angd nn more objaelisnable to
the public wetlare than those Gisted, The Zoning Adminigtrater snafl alap have the
suthonty to Interprel zankng requiations when the meaning of the requialicn 15 ReL Elear,
£ither in general or as it applies ta a spacific prepety of Silusinn "

These provisions have alse been Intergreten 1o permil resgulion of conflicts BelwEsn
disparate seslons of 1he Code and bo provide clarity whare ambigity exisis

BACHKGROUMND
O Juac 3, 1400, Ordinenec Na. 172,571, commanly referred to as the "Downtown

Adaptive Feuse Drdinance’, went inla eftect, [he ordinance was amended by
Ordinance N 174 214 which went into eflact an Decomber 20, 2501
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The prpase of The Downtown Adapteve Reuse Onlinance, as sel lorh in Pargragh {a)
of Sechipn 12 22-A 20 of the Code, iy 10 “revitalize the Giealen Duwndown Los Angeeles
Aareg and implomenl the General Plan by facilating the converston ol oider,
ecopamically detrossed, or histoneally significanl buildiegs 19 apadmanie, lweswark
units or wvimtor-sereing fociliies. Thes will help o reduce vacanl space as well s
greserve Doewnbewn's cullural and architesiural past and engourage the devalapement of
A hvawaark and resedenlial community Downlown, thus creating o eore pataaced alie
felvregn Mouwaird) and juls i he regiurs prireary emplogeent cenler.”

Adaptive Rauge Projact

| he Downlown Adapws Reusoe Ordinance dalines an "adaphve reuss oroecl” s "any
rhange of use o dwelling woits, quesl rooms or joint living and work quactas in all or
any pornn of any eligible bodiding” A yuesbun ks been raised] as looowie e
ACCESSArY USOS art Cowered Oy Ehrs denmtgn, and thes2fove ehgible o benebl rarm the
ardinAnuR = incenlives . excepdinne, and nthar proviginns

A% a maiter ol real estate ndwsiny prachce, residenlial developrmeanis, ingigding mulliple
famdy apartment buitdings. condaminioms, and bolels and olher vigilor-sering {acilities,
bypically provide amenilca for the sommen enjoymend and use of residents and quesis.
These gmenilies, which may include common open Spacea, recrealion and hiness
FOnME, poaE of redwching Akas or rmooms, are Aancessory o the dding's anan wce.
Such arnanilies greatly anpioes the overall quality of residential devalopments, and also
provide an Impomam punlic Deneflt by providing residents and quesls with on-sitg
access lo reciegtional and other facilibes lhat olheraize may 1e in shor supply in the
surrcunding nighburchood.

The Codc dehnes at acceseory pse, inpart, #5 " vse which s enstamarily ingidantal o
thal of the main bulding or tho main wse of the land and which s localed in the sams
Lune ur d less esirclive zone and on the same o1 wiin @ malm boilding or use " The
Crdle allows accessony uses by rght in the B3, B4 and RS multiple dwelliog 2oaes
thergby roinforcing ond eacouraging {he real esale industry'as praglice of providing
A ilivs i rearUdu nlial Lildinges. D lighl of i Code provisian, and because adaptive
euse proyects involve converting exisfing buidings 0 new eedidenlial u=es b i
teasonable to concleds thay the definition of “adaptiva rauge project’ alse eovers
ALGESSOMY U5as,

This canclucion is congislant wilh the ordinance's objactere 1o revitaliza dewnbown by
erawaging iesdiddnlial projeis. Ao elfeshve wady 10 inoredgse the economic «lagiiy of
lhese developments, and thos confribute oward downdown revilalization. is by
providing banefizial accorsony weos. Given fhiz objoctve, it can be concluded thal the
o dinarny was ol inlsrded o cocipde e grovisiun Of Goodss0ny BsesS nat ae a
Wpral component of residenlial developments, ans fhal may be neceseany o alleard
fasidants and guesis inan svelving and etill largaly uneclablizhoed markot.
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Mewe Flosar Ared

1The Leewnbdeun Sdgpive Hewse Odingnce mdudes g vanedy of incanlives, excoplhons
and ather provicrantg; the ordinance s s incentraey are spefed o in Parageaph (b} of
Gochon 12.22-A 00 of the Code YWith e excephon ol mezzanimes. as set forth in
abbparaqeaph 1] o Sechan 12.44-A 2Nt 1he rdnance stabas thal these ncenlives
s=hall nnt apply to any maw inar aes hat is added 1eoan Adaptwe Reuce Project'

Becawse lhe ordingnce doesn [ define winat 13 meant by “rw floor area | the Code’s
datimiion of floor area governs. The Code defines lloor area 5z "thal ares o 2qoang fogl
conlingd vwaihin the exwenor walla of 8 budckng, bul Aot crcluding the area of the
fc:llmwng; cxienor walls, stanvays, Shatts, roams AoUsng Beldhng-aperalmg egqupreant
ar machinecy. pAacking mreas wilh associaied deveways and ramps, gpace for e
lancing and slorage of belicoplers, snd basemen! storage areas”  Consequently, any
ealsing ouliding Wil wsgally consist of pamons at are defined a5 "[oor area’, and
porlions Lhal arc not.

alnde an adaptive reuse project means 8 "change of use..an all or a1y podizn of any
algible bulding”, iF's regsanable b conclads Ibal the adidanse was nobintended oo dimil
tha arez in an aligikds hyilding that moy be cameerted 1o o0 adoptive rousSe project to
nese exlstlng portlons (thatl are stncily dehned 228 1oor arga”, Inslead, he ardinance
was nlended 1o aoply o all exsting usable space in on eligible Building.

Cu [he othier hancl, B oedingssce wids ot intended & dpply o addinons (hat would
significantly cnlarge an eligible buitding, since that would be inconsisteat with the
coneept of sdapting an axisting etreciure Far o new Les. Aacandingly, with the cxesptivn
of rmersdnines. the vrdinance’s Incentlves were not apoHed 10 "neyw Hoar area” addaed 10
angigible buildinag

Aostiict readng of e vachance cool suggest el changing Uie wse of cerdin porlons
af an ehagbk: buwilding does add “new foor ared”™.  Such an gepdy litaral conclusion
would be abeurd, bowrever, einca the change of uce would not aclpslly enlarge L
huillding by even 3 single sguare (ool 3mce a poirne wlpeclive of e odeidieg g o
reduce vacanl space, the corwersinn of amy existing portmns of an elgicle balding lor
an adaptive reuse projesl i consslont with 1he ordinancs's nlent. Evan if such
comversion resulls i dhe lechnical redassilivelion of sioe poctioes of an «igible
Dol a5 ‘new lloar area”, the enlire adapltive reuse project shopld henef) ram alF af
the ardinanca’s yncanlives, exceplions. and other provisionsg.,

A redgied igsue concemd adapive reuse progects fhat imvolve inlenor demalition, The
remaval of exigting particng of an aligible budding i vsually naceszary 1o effeciuate an
vtlicsgnl Roar pan and project desgn thal scconmedales e mew residedia) e
accessory uses. Such removal al50 msy BE necessarny {0 make wom for upgraded
buidding gyatams, including new elouvators and olher machanical syupment, and o
caorripdy willy Lanlding e fire gody progvisions s g g condilion of #e pemit.
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Such dereahtion and ramoval gy create deflover ampsty space. A quesion hns bogn
raized as b whethes filling (ks emply space wills nesr residentoal ol dueasury wse s
adds “neve floar area”

IF bz newly construcled zreas are Iotated withio the eligible buwlding » exislimg esterno)
wolls bhelow tha existing roaf (wilh the excention of naw GRAON stroclares, as Turlher
discussed below], and F the new orass g0 nol creend tha area of the demolishad and

rernned] pustona, fTen e bulding b ol acloelly been colmyguad. Tiwe bailding s
intency has merely been recontoured.

Tha newdy construcied arcas shoubd thenslore a2y be Consaglered as adddhing riew oo
area thal cnfarges the exsling building. fnstaad, those areas should he con=idered as
integral compunents of an adaplive reuse project, and therefora iy entilled to banolit
oy e ardisiance’s mcenteves, eacephions, amd oller provisicns, Wew inlerico

COAStrICtoN 10 replacg damblizhed and remaved sorion: ol an elgible building is
ronsiston! with the adaplive rense cnecept, and futhers Ihe ardinance’s parpose, which

15 o [ucilitale the camplele convaraion of sconermically obsobelz buildings to new, more
productive Uses

Mew Rooflop Shuctures

Fristing mni= are osnally e sie ol & vanply ol sdmicliaes . snch ar alevator perdhoegoee
ar mechancal moms, thal growde 8 3upgod and/or aceessory function o a building's
main k58, FOr new resilental developments, \Ne rodlop is often the sile ol comman
open SpAce areas and Accoasory ainckimes, inclusing finess and recreatinm rinmes.
pacla, tables and benchea, and aimilar lealurea and lagilitiaa

The Corle s apen sface egulations. A5 sal odhb s Seclion 12 2105, =mpenfy thal moof
dackc may ho used lor gommen opehn spact, NS sct forth m Seclien 1221 .1-B3, the
Code alst permits oo siruciutes Nousing eIrvawes, stalrways, tanks, yentlating fans,
or similar equipment 10 be erected above applicable height limts. Thase hwn Coda
provimang recogmze hal the rooftop 5 a unue fealure thet ia often the anly viahble
bacalion Tur o bwilding s me cesszey systeor compoenerds - o, in the case of accessony
stnictures ang uses, the bBost localion. This s espacially Thae case for adapine renze
projecte. whare the naw uses muect ba accommedated wihkin the huilding's caisting
exterivr walls, and the lot 15 w00 small te alfow o7 e consturclion af entirely pew
stroctures without encrogehing on the building's exsbng bootprin

Since the Code excludes reals droen the definiticn of “loer area’, the construcoon of
new rattop struciuees could be eonsiclersd as adding new Aoor area that enlarges an
religitde byilding  Thoe now raofiop cteyclures woldd notl bonefR from e ordinence's
e es, pacepAicns, Ao olher s, evern [hough e siruciures Inemselves
wauld be nacessany and integral nompanents af e adapbive rensa pragert

Since the rood |2 an edlstling ponien of am cligiblc DLIding, reusing | A5 10E plATomm far
new accesson siruclures is essenlially no different from adapling poricns kelow the
taof to now usos. In come cases, dovelopors Moy wish o uac e rogf a3 the top level
wf & rmaltiple level teelimg uiit, yuest room, o gt Iwing and work quantors, Gresating
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evnhouse slyle” umts Since o complete o separate nes asling onil, quoest moom,
o jamt hving and werk quarders would noet be congiucled, Bus approach is still
cengislesl with Ihe adapive réuse cencepl. The mew slruciures would not be
inclapendently accesciela. Ralhor, they woold by funictenally aed  architecluralby
integrated extensona of the new vses grovided belaw the roof thal would naot enlarge
e BLIEQIE] Dty and wisdt woold e permiled o ACLas 500y Lses,

I"ar lheas reasons, the copstuclion of now rocttop structures aecessany 19 fulll the
condilions OF ihe permit, (o provide accessory USes Or open tpoace areas 1hal are tyarcal
comagneris of residential developments; and to prowide addilional foor spaca lar
Toenhouge-shyle” residential uses provided Loth below and abowe be sxisting coal of
an ahqicia Buldng, 15 ConsIStent wilh the adaptve euse cancapl. It hese skuctures do
nol evcerd ona slnry: Ao ne? caewe: the cligible boilding Io excesd oy applicable heglht
lmits; and Jdo not cause a net nmcrease in the eligble bwlding's floor ares; thean ey
SOWd ngl be Consgered as adding neyr Moo area ha @nlarges an elgiole buiding.
Inatead, the siraclures should Be cnnstdared as integral componants of the adaphve
reuss projoct entifled te benetil from all of the ordinance's incentwes, Feoeplions, and
wther provisions

Opon Spaco Arear

One way lor devalopers to increase the marketability and wviabildy of adaplve reuse
projocls s 40 provide dosrable eommon and privale open spoce amcnitics lypically
prevegde] i new restdeidl consituclion, Balonies, pdatios, tegrdoes, recreation and
litmess reoms, pools, and gardans are examples of such degicable ameanlies

Fur adapve reuse projecis, 1he challenge 15 provide INcsc amenlis=s Dy regsing
exshng pordions of clder Luildings onginally designed ard corstrucied for non-
rastgntial purpasas, Such existing porbons may mclode ntoridr gpaco, icbbige, lire
usiapes, noflops, mechangal ipunes, elevalo shalls, sigie shalts, o elevator
penthouses, either above or below the existing roof. A question has becn raisad as 1o
whoihor exeting porliers & an eligible bulding rausad to provide opan cpacze ghould
stil be conaidered as or area, o conskdensd 45 adding new oo anea.

1o the extand thal classiving such open space amanitics as Roor area impesas a
L ien b e yusoessiul coneeeisiere ol eligible Duldivegs, s bareier sdwaul] be remoyad
4% conlrary 1o the ordingnoe = tondamental purpose, which is to 1acilitate Lhe conve rsion
af eligibte taildings to redidentiat pees. I ewsling portions of an eligibla bulding arg
rensed 10 provide o space, ten the boibdirng has oot actually Desn enlaged. For
Trege reasons. any 8Xisting pations of an epsible Luitding Inat are convered 1o opon
space should ng langar remain classilied as foor araa,

Howewar, any newly cregled open space areas s0ould sill he included 1 determiming
comphance wilh he flonr area standargs got forth in Saction 12.22-4 38{i) of the Code.
This 1egulabion eslsblishes @ rmnimom foor zrgs stondacd of 450 snudne feed and 3
mimmurn avedage floor area standard of 750 square tect for dwellig uaits gad poigl
living and work guartase These etandsrde ware intended to facilitaice he habitabdity and
gualty of e adaplive weuse iogecl. Such e spEce aregs de desitglie resichenlidl
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amenilies for the exclusive use and benefit af the resdenls and guests who will ocoepy
the adaplive repas project. In o acnac, Rese opoo spoer drcas g oxlensions of the
RO WAng Spaces. ACcongiy, both commaon and private Open space areds should
he incheted in cabeolaling complianee wath the minimom Benr area and  nlimenioam
nverago floor arca standards. This wall provide an incentive b adaphee e projecly
10 providge the same kind o open space amenities (yoiCally provided n nes resioeaTil
taldings nwversely  adaptive repse prygecks 1hat choose o provide hese amenities
will not be penalzed by having opon spaes subiacted loom Lhe determonnolion of

minamam loor area and aunimum aveiage oor aread for dwelling umts and joet ving
antwnark quarers

Uge i Exisiing Farhird] Spaces

GOne ol the Dewntown Adaptive Rouse Ordinance s maimn oweenbves relalcs to roguired
rarking. &s the stalf repor 1o the Cily Flanning Gormrmission gated May 28, 1998,
ctales. "Many clder buildmgs. especily istodic sirag fergs, donot have encudgh axisting
parking 1o meet corient Sodo regquinemente aosociated with o change of uze.” (CPC 86
332 CA) Since additional palking generally cannd be sccommedaled on the slie of
cwsling burdngs. especielty histons and other oldes beldings m Downlown  Los
mngalee, imposwny Coda requirad parking could cause an undva hardship.

The ardinance sopks to ease this hardship by making the “required number ol parking
gpoces” 1he eanmoe g the parking thar axeled on the ele on Jurs 3, 1998 Te preearve
wetreale e mairinval panving onight eaist oo-sile. the ordinance alsoimclvded a reguirement
Ihat this parkng be mamntaned and ool redwcad, A queston has been raised as 1o
whalhor the ordmanse raguirgs thal all of lhig grigting parking be dedweated for tha
sxGlugGive mse of 1he persans, Tamilics or guesls wdio sl oweupy the adaplive ieuse
projact. This nuestion is especially pefdnent since sume Aan-Mstonc Gihice buildings
converntad to adaptive reuse propecis may haws on-gite padking [hat actially oxcasds
wlia e Codle would vequing of e aedinance had nod Bean adopted and takan abfact.

fg further sigled m the stafl report bathe City Planaing Commession, part of the parking
incentivg™s ralionale i "t provide develcpers wilh the flewdbidily necessany 1o pursue
credlive tixes o the padang protilem., " In Sther Words, Gevaopars Anovid faye the
uplivn to alfocate = bailding's parking tpacns for On-sile LsRs, 39 neoessany, or il
jostilien], te enter inlo sharad parking arrangements \hat provide parking for varous oH-
sIt8 Uses, A5 the supoly and demand for parking in the aead surrourkding e adaptive
rese poject increases nr darerases, @ holtdbng swner mAay nesd 10 ardpt bis or ber
intial parking allocatron decisions. For lhese ressons, 0 can be concluded Lthat the

nrdinance’s parking provisians vazre nlended 19 ensure g preseryakon a9 3 scarce
recaurce, while allowing fur ity efhcient allocatron throwgh markel meshanizme.

FINDING

Four b teasirs sed ol above, @l as amee parbiculsly descibed elewhiers n i
feterminalion, | tad that: the delimlion ot "adaphve reuse praecl” ncludes accessory
s Thal ghanging the vza of any porion of an ahig®e building doees mol a4d new Moor
ancd, thal dernolishing @any portiviee o an ehaible oibdeg does not add new Qo ared,
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st long as any neady canstoencded areas do nab evocesd 1he area of the porions
removed; thal open space areas croated by mowsing exshng porians of an ebgibie
Dwwldeny &re ot tloar arei or new loor arca thal enlarges an gkoile boilling, ol may
e couried foward daterrmning compliance wilth the minimum flogr araa ard minimonm
fverage foor ared slondards for dwedling wits ard painl wing and work guaners; that
sy Cae-level roamtop AcCessory struclures fnclwfing 1he lop [ovels of malbiple-lewel
dAwlling winitg, grieel arme, 3 it ving and work guanes do not add new Noor aros
if bunlf crn A emisfing reoil of an eligible budding;, and that easling sahing imay be usgd
10 provede parkoeg for any on-si%e ar gf-sile Lse.

Thig determnaten shall be publshed pursuant o the Los Angeles Muenicipal Gode a0
adminstrabve practce of e Uepatment ol Uity Planmny.

TR ‘;:D,---__H B

hiel Zoning Iy Iratar
Telenhone Na

F.d.&8 imc
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LI ING AOMIMNISTRATUM 5
[NTERPRETATICOMN
Depatmeat af Building andg Safety
duint Living ainl ¥Work Quarters
SeClon 127134, 2a k271 of e ox
Angeles Muricipal Code

CHYWIDE

IMTROGDUCTION

Janl [ving and work quades . commanly eefarred to ae “leabweark waits,” arc rermitted by
aghl in 2/l commareal 2ones citywide (with 1he cacaplion of the CR, ZUNe) Whilg Sedtion
12.03 of the Los Angaies Muricipal Godg krints the esidential portion of Iwefwork units m
G4 percent of the unit's total losr area. it alon requires that kitekeng and hathreoms he
provided. Thie requircment crables livedwvork unils b feaction n e s4me way 33 dwelling
Wriks. Accudingy, i purpases of apmying Ine Code provisians stod below el
unis shall be reated az i they wore sxiluswely 2 regidontial usa:

Farking and yards;
' Buldable 2rea:
| Flaoe #rea and hoight:
- Danaity;
' Dpen spage;
' Livading spacae; and
: Mini-shopping cenless aad cenimeras corner geyelop ments.

RACKGROUMND

Sechgn 12 33-A2{a)2T) of the Code first prrmils livefword unds i the ©1 limited
commereial zone. Variows dovelopment slandards end adaptive regse ineerninees e sp|
lofh. Alsq, Seckion 12.13-A2(aN2T) s The occupations that may be practiced
lvedveork unils to he folgwing: sccovriants: Architerts: afists and i ape: attomirys:
tomputer goftwaia andmu ltinediaorofe 3aionals; consullants; ensjiness, THshism, qragnle,
Wilerior and other designies, inswance, real gsiale and Wavel agends: and photopraphers
< lonlar oooupations. as determined by a Foning Admimeiratar, may aleo be practiccd in
livernerk unils.

AN FOUAL EWNFLAYMEST 2RPOATHY - - & FFIRSATIVE A 1M RMFLUCER b=l ar e b i W {EEI",.,
r
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Commaonty referred fo ag the "Citvwide LiveMiork Ordinance ™ Saction |2 13-4, 24a){37)
was egtablished by Ordingnce Mo, 169,870, cfivolive May 13, 1934, and amended by
Crdingnce Noo 172872, affeciive Sime 3, 1992,

Because livehyork unite combineg ia a s spacs both a commercia and & reside el
uye, @ yueslion has been ralsed as o which standards and requitements - commercial or
rasidential - apply. One way tn address this issie iz to gage the degree of similarity
between dwalling urdla and diveiwgrk units Aa slated above, livefwurk units inclsde
hilchionng wind Latthrooms, just s awslling unis do. Cweling units and vaivor unils are
ailso buill, sold, ard leased in gimilarways Whilo liveswark unite are hybnd commercaal and
residanlial spacos, thoy are not divisible. The urit of Iransacian s a sigle wiEl By
vaonirasl, commedcial, ratall and alher asn-residenta| Heoy area isdwisible, and the wnit of
transacion is a squane food.

The Cilywice LiveWork Crdlnance provides further quidance on thes jssue. Specilically,
iveswory developments thal do nol qualify for tha parking asd yard incantives reservad for
adaplive jause projects ‘muest mool the paeking and yvard requiremants dor residelial
Buildings.” This iegquirement provides a clear siatement of fegqisiatve inlenl. Livahwry Uits
are o be frealed a5 i 1hey wee dwelling units Thera is nolang age o suggestion that the
Cnde’s raquirements are 1o be bifurcated wnto sopajale standerds Applicable to the
residentiz) nd commeial puriung of ivehvork unts. Thetaloie, as sel foth helow, any
references o (he Loge to dwelling unite o resdential uses shall alsn Aapply to live ok
urits, in the zama manner and wilhout distinglion, Three minor technical clarificalons
rgund aul tha Balance of this intevpredalion.

AUTHORITY OF THE ZONING ADMINISTRATOR TO INTERFRET ZOMING
REGULATIONS

Serlion 52 214 2 of the Cods provides, in pertinant pad, ae felloyes:

2. Other Use and Yard Detsmminatians by the Zoning Adminisiratar Tha
Foning Adminisirator shal hava the sutharily 1o daternine ather uses, in addition to
thoae apecifically listed in this article, whiclnway be perailted in 2achof ine varoos
ZONES, Wran an s ¢ her judgment, the gbher uses are sitaifar ty and no mone
nbjentianahle in tha public welfare than those listed. The Zening Admmistraler shall
alzg have the authonty 10 infeneed oning regulafions when 1he megnng of the
T UERMEN 15 nok clear, arhar in (enefal or as it applies tv a specilic propey ar
sitoatinn.”

These provisicns have alsa been alerpelad 1o pemil resclution ol conflicts bakween
disparats serlnns of the Code, and to provids clarily whare ambuguity cxiats,

RELATIONEHLP 1O DTHER REGULATIONS

The City has adepled various regulations imended o lacitate the adaplive repse of
axIing buldings anto neswy hvetwark units. These regulations am set forth in Bections
12.22-B.26 and 12.24-¥.13 of the Code, and in fhe Adaptie Rovee Incentive Areas
SpeciticPlan, Odinance Mo, 175,038, Fui inler pretations of these regulalions, see: Casc
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Mo. LA JRLS-234 ({280, published onibtay 2, 2003) and Case No. Z8 2005-5444{2.4) ) and
a5 No. DIR 2003-5448(D1), hoth publishad 90 August 11, 2003,

Innecase of conlhet Betweenthose ragulalon s and mierpretations. and this inlerpreiation
cancerning livedwork units, lhe requlations and inlerpratations cited above shall gowern.

PARKING AND YARDS

Fursuant tothe Cilpwide LiveMork Ondilnoe, the required parking and yards for Fvefwori
unite are a5 follows

"Fur afl weisting buildings, the yards requirgd shall be Ine sama as Ihe yards
ohzerved by the exizting structuras on the site. For all exisling botdiens. for which a
buitding permil was iceuod Dafore April 1, 1904, and which conlaina ae mere than
eighi ity and work quartars, e aumls ol parking spaces fequired shali be the
sarng a5 the number of spaces existing on the sile. All ofher buildings wsad Toe This
purpose must mest tha parking and yard requirements for jesidonfial buddings,”

The tbowing Inteprelalon applies te live!work units in the G C1 5 82, 04, OS5 and M
renas. and any rone ar aiea cilywide where 1, C1.5, ©2, C4, C8 or O unes are
perrmtted by nght.

Parking

For anakisting binldig 155ued 2 building pemit bafore &pril 1, 1994, 1he parking required
It The firat right liveshwork units equaly the "number of spacas sxigling on the eita™, A
dalermination as 10 the “the rumber of spacas existing wo e =" shall Le inade 3l tha
lma thal apicatron is made tor a conversion pennd rom the Cepartment of Buikling and
Safety. This meenlve is sobjerl o Seetinn 12 21.8 4(m), which slales that =, Lhe
manbenance of mora automonite parking space Ihan is requirad hers for @ new Luilrlj g
Qr SIrUchkife idemical 1o said exighng alERG of Strociure 7 is not required,

In sil other cages, fhe parking requirements oalablished elzawhere in Lhe Code for dwelling
wriils shall apply to vefwork UNES, AS Tollowes:

1. Etarling with the ninth Ivcheerh unit, for all gxistng buitdings for which a building
Perimil wia s issued befare April |, 1854,

2. Blarting wilh the first livehwork unit, bor oll cristing huildings lor whish a building
pErmil was 1ssued on of afer Apnl 1, 19941 ; and

3. Barding with Iho first livefwark unit, Jor all now builgings snd additions of new foor
area te exising puilaings.

Ma olhor parking eoquircmana shall agply. Az auch, ke designated work, purhun ol o
lividwer b wnil shall not e sURaC! 1o the paKing requirernents for cormeadcis | and industrial
Buildings, o dnt any wee cdhar than dwelling units. Livedwork unitg asa alse sligitla bo
rageive e some parking inconlivis or exceplions eslablished daswhsra in the Gode T
dwelling Unlls O residential uaes.
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For purpGees ol delermineng required parking, the crilesia used ko daterming the number
af hahitabla rooms i 3 dwelling unit and in 2 livafwork urit moet be the same. All of tha
area wilhin a livelwork unil, incloding e designaled work 2rea, musl e considered |n
determining the mimbes of habitable rooms,

Vards

The yards obserad by an axisting building proposed for converaien to livelwork unirs, ang
for which a building peinl was isgued before Apnl 1, 195 may sailsly 2 applicahle
eesidential selbacy requirgmenls. [n all other cases, 1he setback requirements aslablishes
etsewhere in the Coda for dwaibng unite and eecidental uses shall nlao apply te Iveswork
units, a5 Tulfows,

1. Mowbildings, and adddiens of now lloor acea 1o exiating Buildngs; and
£, Existing buildings for which a boilding permit was issued on or after April 1, 1994

YWhile: the Citywide LiveWork Gedinangy's parking incendive Is cleany [imied 1o axisting
Buildings “far wiwch a building permil was issusd bafore April 1. 18947, i similar cmalitying
dafe i& estahlished for |he residenlial setbach negafive, Whather an entirgly Aow
commergial building construgied withowl any setlacks way be frmediately conwaned o
Fverwork BMts, ard sill benelit from B incentere, 15 unchear.

The purpsse of adaplive rewss is to recycle older, Highlsd Luildings inte new, more
produstive vses. Because exisitng oommercial or industrial buddings generally do rot
observe fhe yards required fic new racidental buildings, tha Cowbnel ezlablished a
resrdonlal salback incenlive. The incentive was ot intended W proveds @ 'oophole 1o
develupers seeking to evage g Code's more restRclive residential developrment
slandards. Jince the parking micanlive is lienited to evisting huildings ler whish 3 byilding
parmitwag iecired before April1, 1994, itia appropriate e apply 1his aarme restimction lu Lhy
iesidential 2E1Gack ncanioe,

BUILDABLE AREA,

A5 s below. the delinilion of "huitd ate Area” contanaed in Section 12.0% of tha Coda
prevides anintenlive to dovelop dwelling wnits i the C2, G4 and 5 Zones,

"...incompuling the height districtlimitations oo total fnor aren for any develsp man
of reeidentiz! dwelling unils, ar of both readential dwelling unils and cormMescial
uses, [nthe GZ, G4, or G5 Zones, buildable 3rea shall have the zama maaning as ol
area The addilional squara feolage peimitted by [his calculation for residantial usa
ghall it rasull in an ingroase m the number of dwelling uaits Beyond that which
wonld have othensse bean permitiesd bual may only be used toncrease thefloor area
¢r number al habilable reoms within individual dusling unite

Livewonk wnils inay substitote for dwallil)) Uits in applyng this ncentive.
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FLOCR AREA AND HEIGHT

The Citywide Live’vork Crdinance does ngt provide, lor ivefwork units, any special
excepion from the Corde’s nor area and height provisions. Az scweh, the vndatlying hainht
districh (or ofhar applicable regulation) restricls the maximum Adcr area ralio and fieighil of
livedwork projects. Tals restrciion shall appey reganiess It the project is developed throuah
afactive réuse or through new sonstiochion

G e ather hand, lverwork projects shall aiso benalit from any spacial beight district
excaplions. For axampla, the third unnumbered paragraph in Saction 12.249.1 A1 statca
that

A buiding in Height Disterl Mos 1-X1, 490, designed and used entirely for
resifeatinl purpoaes, of in the RASI or RAS4 Zones, shall Le linilgd @s @ N
rwinlzer ol feed In hetght, BUE AQY 10 IMe aurnbar of sionas,”

Accordingly, thiz arcepiion shall alkso apply ko buikings designed and used eribiely fu
Pwwdfpvark umnits.

DENSITY

1he numba: of livelwork units permtled on A ol s limited by tha zone's undarying
“minimom lot srea par dwelling unit” atondarda, or eny other applicable requlation i
rastrichs tlve uralen of deelling unils Hat may be ceveloped on 3

OPEN SPACE

w@Clon 12.27.6 establishas open space requiramants far develnmants of gie or mara
regidanlialuls Theze requirgrnanis shall alao apply to lveiwork unila. Bocayse Section
12.21-6G only applies (0 new consbacdion (resuling in addional 1oor area and adoitona]
unils]”, the Lode's opan space requiverments have danerally nol bean applied by adaptiva
IS Progects,

T improve e quahlily of new residential developments citywide, Saction 12 2103 raguines
Ihe: provision nf such open epace amenilieg 25 pools, spas, balcanios, ball courta and ao
g, Since livadwark unita, like dwalling wnits, viay b used as the principal residences of
famnillies with children, they should also be subject bo the Code's open spece reguirethents

LOADIMNG SPACES

firnerally speaking, buildings in the commercizl ard manufacluing tanes musl inelude
loading spaces. Secton 12.21-C.G(a) of e Cole poveles an exceplica from this
Tequirerncntlor Duldings Lhat are “srectsd, siuciursllyaltered. anlarged ormaintainad and
wird siely g chvallings o apartmend houges., "

Loading spacas enable ihe reqular delivary of 0cods ina mannaer that will ot disnipt trafic.
Businesses invohing wholgeale and ratoil gales are the moat lkely 1o require loading
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spaces. The w-iImpact, grefessionar gooupations permiited in lvelvork unils are not as
|ihely irrequire regular, farge-wnltime daliverias. Accordingly, this excaghaon shallalea apply
ta exrsting or nawy burdings used solely for livehwork units.

MINI-SHOPPIKNG CENTFRS AND COMMERCIAL CORNER DEVELOPMENTS

"Mini-ghopping centers” and “commercia) corer develoamenls” are defined in Section
12 (3 of the Code. and regulates iy Sections 12.22.4.23 and 12,24 W.27 of the Coda.
Any rofarencas in hese regulatians 1o dwelling wrna, o w amlli-Ganily residenial ysas,
Ehalk also apply W velwork units.

PursuantioGection 12.22-A4, 23{d)(1), mixed use projects (a5 deined In Secign 13,096, 3]
are gxamp from 1he Codes mmi-shoppiag eenter and commarcial comer developmend
raqulatione Sechon 13.04.8,3 defings a "mixed ute project” la mean a projoct thal
tombinca, in a aingle building o in a unied development, wiee ur more grownd foor
commedtial uses and muitipte dveelling unils. Livelwark unds may substituta for dwelling
units in detenrining whethar a projec gqualfies for this mived use projesl axernption, bul
may nol aatialy the requirement for growsd Meor cokmme el uses,

MINGR TECHKICAL CLARIFICATIONS

Thiae additliondl guesHons have Deen reised cancermng ivelwork units, which are
addressad helow:

ZOMNes

Vearn pormilted in losa intense zones ae generally perrnitback i inors inbenxe sones, For
wramniply, with few exceplions, any C use is permited by nghl in tha G 5 Zone, any C1
or C1.5 use in the ©2 Zone: any G2 use in fha C4 Prine: any 7 umeon the 0F Zone: and
ary F use intha OM Zono,

Bince livelaark Unils are first pemmithed in the C1 Zrme. they are also permitled in the morg
intense C1.5, &2, C4, T8 and CM Zonee, but not inthe GR Zont. Livefwark upile are alsg
perrvildend Ly vighil e ny surie or aued citewlde where G, 015, G2, G4, CHar GM USes are
permifiad fy fight

Hew Construciion

While the Citywide LivaWoerk Ordinzneg provides incénlivea for the adaplve reuse ol
exishiy buillings, naw consiraclion projacts are not profiliesd RCoorcingly, entrehy reaw
ewirk Buildings may he erecled. solong as they are consiimrled i g&ronrdanss with the
developrent slandards applicalily 1o dwelling urmte.

Similar Occupatilons

The Citywide Lve/Miork Qudinance restdois the ool pations that may be practeed in
livedwark urits to a list of 15 spreibed aronpatinong &n axceplion iz pravided for "other



CASE NO. ZA 2004-6224(Z2A1) FAGE T

similar ocoupalions as detsrmingd by W Zuidny Ackpinpstialer.” An unlisteg but similar
GCCupation may be pracuesd. 30 long as approval is lrst obtained Fnm a Zrning
Administrator pursuant 1o Saelion 12.21-2.2 of the Coda, The Zoning Adminipleatar twal
find thal the propossd cooupation s similai to hg 15 MsUptliuns ltemized n Sectkn
1 2.13-82[a2 ).

FINDIHG

Far the reasans 0 forth abova, and ae mare paticilarly described elsswhere i this
determiniur, | fingd thal die loflowlng provisions o the Code agplicabla 1o dwelling units
and regidential uses ghall alsoapply. in equal tashion. tolivekwsrk nnite parking and yards,
buildabla area, floer arga ard heighl, denoily, cpen space. lbading spaces, and
tvini=zhapping centers dod commivial corner developments,

This deterrmnation shall he published pureuant 1a he Los Angelea Munigipal Code and
adrmirusirative: practice ul Lhe OMice of Zoning Adminisiration,

ROAFRT JakCnsdgl
Chief Zaming Admigiatrator
Talgphone Mo, PEF3 U E- 138

REABIme



Fire and Life
Safety Measures




FREQUENTLY ASKED QUESTIONS
City of Los Angeles Adaptive Reuse Construction Standards

Must | structurally retrofit the existing building when converting it to joint living
and working quarters?

Must | comply with disabled access requirements?

May | obtain a voluntary structural upgrade permit without first complying with
disabled access requirements?

Is an AQMD permit required for asbestos removal?

May a fire escape be used as a required exit?

Is a roof top use allowed?

Are sprinklers required for adaptive reuse buildings?

May existing openings located on the property line (i.e. windows) be retained?
What are the requirements for smoke control systems?

Are emergency escape or rescue windows required?

Must | structurally retrofit the existing building when converting it to joint living
and working quarters?

YES. The conversion of any portion of an existing building to Joint Living and Work
Quarters shall be analyzed for 75% of the Design Basis Ground Motion, as defined in
CBC Section 1627, and as specified in California Building Code (CBC) Section 1629.1,
and shall not be designed less than the original building design. To obtain specifics on
structural systems, refer to Chapter 85 of the Los Angeles Building Code or contact your
local building official.

Must | comply with disabled access requirements?

NO. Conversion of an existing building to a privately-owned residential use does not
trigger disabled access requirements. Any portion of a building utilized for work,
however, requires disabled access if there are employees, or if that portion of the
building is open to the general public.

Note: If the existing commercial components will be maintained, then any remodeling
including structural upgrades are subject to disabled access requirements.

May | obtain a voluntary structural upgrade permit without first complying with
disabled access requirements?

NO. Division | compliance is required when alterations, structural repairs, or additions
are made to existing buildings or facilities.

However, the disabled access and plan check supervisor may grant an early start
modification for buildings that are being converted to 100% residential use. These
modifications will be handled on a case-by-case basis.



Is an AQMD permit required for asbestos removal?

YES. A South Coast Air Quality Management District (AQMD) permit is a written
authorization to build, install, alter, replace, or operate equipment that emits or controls
the emission of air contaminants, like asbestos, fine particulate matter (PM10), oxides of
sulfur (SOx), or toxics. State and federal clean air regulations mean that air pollution
control permits are a part of doing business in the Basin. Permits ensure that emission
controls meet the need for our region to make steady progress toward achieving and
maintaining federal and state air quality standards. You can obtain further information
from the AQMD Web site www.agmd.gov.

May a fire escape be used as a required exit?

YES, when two or more exits are required, one exit may be an existing fire escape.

The fire escape shall be in good operating condition and shall not be used as an exit for
an assembly occupancy.

Is a roof top use allowed?

Roof top occupancies are allowed provided the use is not located above the story or
height set by Table 5B of the Los Angeles Building Code. Two means of egress are
required for common use areas above the second floor. Common use areas with
assembly occupancy of 50 or more occupants shall not use a fire escape as a means of
egress.

Are sprinklers required for adaptive reuse buildings?

Sprinklers shall be provided if required by current code. High-rise buildings with

building permits issued prior to July 1, 1974 may comply with the fire safety standards of
Section 91.8604, provided the sprinkler calculation in mixed occupancies is in
accordance with NFPA 13 and sprinkler heads are the quick response type.

May existing openings located on the property line (i.e. windows) be retained?
Existing unprotected opening(s) may be maintained without complying with current
code. However, openings that need to be protected or are not allowed by current code,
due to proximity to property line(s), shall be protected with a water curtain. Exterior
openings that are not allowed by the current code due to proximity to property line(s)
shall not be used to satisfy other code requirements, such as light and ventilation,
smoke control, or emergency egress. Also, openings in enclosed exit stairs shall
comply with CBC Section 1005.3.3.

What are the requirements for smoke control systems?

Existing high-rise buildings shall provide smoke control system(s) for all portions of the
building, including the basement. Section 8502.3 of the LABC provides exceptions for
mechanical smoke control requirements.

Are emergency escape or rescue windows required?

Every sleeping area below the fourth story shall be provided with an emergency escape
or rescue window or door, which complies with the requirements of CBC Section 310.4.
Every escape or rescue window shall open to a public street, public alley, yard or exit
court. Emergency escape and rescue window(s) may open into an exiting court as
specified in Section 8502.1.2 of the LABC.
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Guidelines on obtaining permits for Adaptive Reuse Projects (ARP)

1. A City task force consisting of key staff from the Mayor's Office of Economic
Development/LA Business Team, Los Angeles Fire Department, and Department of
Building and Safety (LADBS) has been assembled to guide, assist and facilitate Adaptive
Reuse projects through every stage of design, entitlement, permitting, construction and
inspection.

2. For further information, please refer to www.ladbs.org. Also, the following table may be
used as a guideline for referring to some related code sections.

Where to look for (always refer to the original

Questions documents for the entire content)

Downtown Area Outside of Downtown

Area

Definition of ARP ARO 12.22A26 (c) Specific Plan Section 4
Boundary of project area ARO 12.22A26 (g) Specific Plan Section 1
Eligible buildings ARO 12.22A26 (d) Specific Plan Section 4 & 5
Incentives for density, parking, ARO 12.22A26 (h) Specific Plan Section 5A
new mezzanine area, loading
zone, etc
Exceptions to floor area, height, | ARO 12.22A26 (j) Specific Plan Section 5C
yard setbacks
Standards ARO 12.22A26 (i) Specific Plan Section 5B
Current zoning designation Log on www.ladbs.org, select Online Services, then

Parcel Profile Report

Design criteria for fire life safety | Division 85 Alternative Building Standards for Joint
related issues Living and Work Quarters




3. Please call Case Management at (213) 482-6864 to schedule a Feasibility/Pre-
development meeting with the ARO Task Group. The meeting will be scheduled within 14
working days from the time you provide the following: A completed Feasibility Study
Request Form, which can be downloaded from www.ladbs.org, under Reports &
Publications, Adaptive Reuse Project. The Form can be faxed to “Attention Case

Management Adaptive Reuse” at 213-482-6874.

. Incorporate the comments from the preliminary meeting, finalize the design work and

prepare construction plans. The plans must be signed and stamped by a California State
licensed architect and/or engineer.

5. Complete permit applications (www.ladbs.org/Forms/forms.htm) for each discipline
and submit plans. Contact the project manager to assist you with the plan submittal.
All plan submittals will be at the Metro Office of Department of Building and Safety
(201 N. Figueroa Street).

Type of permit

Permit covers:

Comment

Building permit

Fire and life safety items
Structural upgrade
Demolition work
Disabled access
compliance (for
commercial component
only, if any)

Three sets of architectural plans required
- one for building plan check
- one for Fire Dept. plan check
- one set for Disabled Access Division
One set of structural calculation
Four sets of Soil’s Report (if required)
- one for Building Plan Check
- three for Grading Division

Mechanical
permit

HVAC System
Smoke Evacuation
System

One set of plan and calculation required

Plumbing permit

Waste and Vent System
Water piping, Gas System

One set of plan and calculation required

Sprinkler Permit

Fire sprinkler, fire pump,
storage tank, stand pipes

One set of plan and calculation required

Electrical permit

Electrical works
Fire Alarm System

One set of plan and calculation required
for each item. One permit may be
obtained for both items. Fire alarm require
LAFD clearance

Elevator permit

Elevator works (if any)

One set of plan and calculation required




6. The plan check review time depends on the current backlog but normally takes four
to six weeks. There is an expedited plan check process available by LADBS and LA
Fire Department for an additional review fee on top of the submittal fee. The expedite
process may shorten the total plan check process by about half. The Plan Check
Engineer will provide applicants with a list of corrections, and a clearance summary
sheet - if clearance is required from other agencies - when plan checking is
completed.

7. The applicant will revise the plans to comply with the corrections, obtain all the
required agency clearances then call the plan check engineer for a verification
appointment.

8. Once the revised plans are in conformance with the Los Angeles Municipal Codes,
LADBS will issue the permits after permit fees are paid. The applicant may then
begin construction.

9. The applicant must notify LADBS when the work is ready for inspection. To request
an inspection, the applicant should contact LADBS at (888) LA-4-BUILD and Fire
Department at (213) 482-6900.

10. A report from a certified asbestos consultant is required if any demolition work will
remove materials containing asbestos.

11. After final inspection approval, LADBS will issue a Certificate of Occupancy (C/O)
for the project.



CALIFORNIA CODES
HEALTH AND SAFETY CODE
SECTION 17958.11

17958.11. (a) Any city or county may adopt alternative building
regulations for the conversion of commercial or industrial buildings,

or portions thereof, to joint living and work quarters. As used in

this section, "joint living and work quarters™ means residential
occupancy by a family maintaining a common household, or by not more
than four unrelated persons, of one or more rooms or floors in a
building originally designed for industrial or commercial occupancy
which include (1) cooking space and sanitary facilities in

conformance with local building standards adopted pursuant to Section
17958 or 17958.5 and (2) adequate working space reserved for, and
regularly used by, one or more persons residing therein.

The alternative building regulations adopted pursuant to this
section shall be applicable in those geographic areas specifically
designated for such occupancy, or as expressly permitted by a
redevelopment plan with respect to a redevelopment project area. The
alternative building regulations need not impose the same
requirements as regulations adopted pursuant to Section 17922, except
as otherwise provided in this section, but in permitting repairs,
alterations, and additions necessary to accommodate joint living and
work quarters, the alternative building regulations shall impose such
requirements as will, in the determination of the local governing
body, protect the public health, safety, and welfare.

(b) The Legislature hereby finds and declares that a substantial
number of manufacturing and commercial buildings in urban areas have
lost manufacturing and commercial tenants to more modern
manufacturing and commercial premises, and that the untenanted
portions of such buildings constitute a potential resource capable,
when appropriately altered, of accommodating joint living and work
quarters which would be physically and economically suitable
particularly for use by artists, artisans, and similarly-situated
individuals. The Legislature further finds that the public will
benefit by making such buildings available for joint living and work
quarters for artists, artisans, and similarly-situated individuals
because (1) conversion of space to joint living and work quarters
provides a new use for such buildings contributing to the
revitalization of central city areas, (2) such conversion results in
building improvements and rehabilitation, and (3) the cultural life
of cities and of the state as a whole is enhanced by the residence in
such cities of large numbers of persons regularly engaged in the arts.



(c) The Legislature further finds and declares that (1) persons
regularly engaged in the arts require larger amounts of space for the
pursuit of their artistic endeavors and for the storage of materials
therefor, and of the products thereof, than are regularly found in
dwellings, (2) the financial remunerations to be obtained from a
career in the arts are generally small, (3) persons regularly engaged
in the arts generally find it financially difficult to maintain
quarters for their artistic endeavors separate and apart from their
places of residence, (4) high property values and resulting rental
costs make it particularly difficult for persons regularly engaged in
the arts to obtain the use of the amount of space required for their
work, and (5) the residential use of such space is accessory to the
primary use of such space as a place of work.

It is the intent of the Legislature that local governments have
discretion to define geographic areas which may be utilized for joint
living and work quarters and to establish standards for such
occupancy, consistent with the needs and conditions peculiar to the
local environment. The Legislature recognizes that building code
regulations applicable to residential housing may have to be relaxed
to provide joint living and work quarters in buildings previously
used for commercial or industrial purposes.



LOS ANGELES MUNICIPAL CODE
Chapter IX, Article 1

City of Los Angeles Building Code
Division 85
(Adopted by Ordinance No. 176673, effective July 6, 2005)



oroinance 176673

An ordinance amending Division 85 of Article 1 of Chapter 1X of the Los Angeles
Municipal Code (LAMG) in its entirety 10 be in conformance with the requirements of
Section 17958 11 of the Health and Safety Coda regarding conversion of an existing
commercial or iIndustnal building, or portion thereof, to "joint living and work quarters.”

WHEREAS, City Council passed an ordinance (Ord. Mo. 156,278, Effective
February 20, 1962) establishing aternate bullding standards for joint living and work
quarters for artists (Artist-in-Residence), which are currently found in Division 85 of
Article 1 of Chapter IX of the Los Angeles Municipal Code, and

WHEREAS, Section 17958.11 (a) of the Health and Safety Code states in part,
that a local jurisdiction = . . . may adopt allermative building regulations for the
conversion of [an existing] commercial or industrial building. or portion thereof, to joint
Irving and work quarters . . . *; and

WHEREAS, the alternative building requlations adopted harain, shall he
applicable in the geographic areas specially designated for “Joint Living and Waork
Quarters.” or as expressly permitted by a redevelopment plan with respect to a
redevelopment project area; and

WHEREAS. Section 1795811 (c) of the Health and Safety Code states thal
" . .. building code regulations [alternative building regulations] applicable to residential
housing may have to be relaxed to provide joint living and work quarners in bulidings
previously used for commaercial or industrial purposes.”; and

WHEREAS. the residential standards for the conversion of existing commercial
or industrial buildings to joint living and work quarters have been relaxed, however, the
salety level of the occupants is maintained by assuring the building meets the current
standards.

NOW THEREFORE.

THE PEOPLE OF THE CITY OF LOS ANGELES
DO ORDAIN AS FOLLOWS:

Section 1. Division 85 of Article 1 of Chapter IX of the Los Angelas Municipal
Code ie amended to read:



DIVISION 88

ALTERNATIVE BUILDING STANDARDS FOR
JOINT LIVING AND WORK QUARTERS

SEC. 91.8501. GENERAL.

91.8601.1. Purposec. The purpose of this division is to provide alternative building
standards for the conversion of Existing Buildings, or portions thereof, from commercial
or industrial uses to Joint Living and Work Quarers. The alternative standarde are
designed to provide a reasonable level of safety to the building cccupants, and are in
conformance with the provisions of Section 179538.11 of the Health and Safety Code

91.8501.2. Application. Nothing in this division shall be construed 10 allow the
reduction of the seismic or fire and Iife safety elements of an Existing Building. where
such elemants provide a greater level of protection than the minimum requirements
established by this division.

The alternative building standards of this division may be applied when the
commercial or industrial uses in an Existing Building are converted (change of use or
ocoupancy) to Joint Living and Work Quarter(s) provided:

A. Genaral Fire and Life Safety Requirements for All Existing
Buildings. All Existing Buildings that are converted to Joint Living and Work
Quarter(s) shall comply or be made to comply with all of the building area,
height, number of stories, type of construction, eccupancy, means of egress and
other fire and life safety reguirements of this code for a new building of the same
use or occupancy, except as provided in this division.

B. Structural Requirements for Division 88 Buildings. For Existing
Buildings which are within the scope of Division 88, a change of accupancy or
use of any portion of a building comstructed prior (o Oclober G, 1933 o a Jomt
Living and Work Quarter may be parmitted provided the building complies or is
made to comply with the structural requirements of Section 91.8502.12.1 of this
division.

C. Structural Requirements for Existing Buildings Other than
Division 88 Buildings. For all other buildings, the change of occupancy or use
of any portion of an Existing Building to a Joint Living and Werk Quarter may be
permitied provided the entire building complies or is made to comply with all the
structural requiremants of this eode for a new building, except as provided in
Section 91.8502.12 of this division,



91.8501.3. Definition. For the purpose of this divigion, certain terms are defined as
follows.

ARTIST-IN-RESIDENCE is an artist or artists using a space within a
building for combined living and armishic working purposes.

EXISTING BUILDING is a building for which a building permit was issued
priof to April 1, 1994,

FEMA 351 "RECOMMENDED SEISMIC EVALUATION AND UPGRADE
CRITERIA FOR EXISTING WELDED STEEL MOMENT.FRAMF BLIILDINGS"
is the July 2000 edition prepared by the partnership of the Structural Engineers
Association of California, the Applied Technology Council, and the California
Universities for Research in Earthquake Engineering (SAC) Joint Ventura for the
Federal Emergency Management Agency, Washington, DC.

FEMA 352, "RECOMMENDED POST-EARTHQUAKE EVALUATION
AND REPAIR CRITERIA FOR WELDED STEEL MOMENT-FREAME
BUILDINGS" is the June 2000 edition prepared by the partnership of the
Structural Engineers Association of California, the Applied Technology Council,
and the California Universities for Research in Earthquake Engineening (SAC)
Joint Venture for the Federal Emergency Management Agency, Washington, DC.

FEMA 156, "PRESTANDARD AND COMMENTARY FOR THE SEISMIC
REHABILITATION OF BUILDINGS" is the November 2000 edition prepared by
the partnership of the Structural Engineers Association of Califormia, the Applied
Tachnology Council, and tha California Universities for Research in Earthquake
Engimeering (SAC) Joint Venlure for the Federal Emergency Management

Agency. Washinglon. DC.

GUIDELINES FOR SEISMIC RETROFIT OF EXISTING BUILDINGS is
the July 2001 adition of the Guidelines for Seismic Ratrofit of Existing Buildings,
published by the Intemational Conference of Building Officials, 5360 Workman
Mill Road. Whither, California 90601-22398.

JOINT LIVING AND WORK QUARTER is a residential occupancy of one
or more rooms or floors used as a dwelling unit with adequate working space
reserved for, and regularly used by, one or more peraons residing therein
pursuant to Health and Safety Code (HES) Sechon 17958.11 (a).

QUALIFIED HISTORICAL BUILDING is any building deemed of

impartanca to the history, architecture or culture of any area by an appropnate
local, state or federal governmental jurisdiction. Thig ghall include designated
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buildinge on, or determined cligible for, official national, state or local hustoncal
registers or official inventories, such as the National Register of Histonc Flaces,
California Register of Historical Resources, State Historical Landmarks, State
Points of Historical Interest, and officially adopted city or county registers,
inventones, or surveys of histoncal or archilecturally significant sites, places or
landmarks.

STATE HISTORICAL BUILDING CODE is a set of code standards known
as Parl 8, Title 24 of the California Code of Regulations and published as Part 8
of the Histoncal Building Code. The State Histoncal Building Code is duplicated
in Division |, Chapter 34 of the California Building Code.

91.8501.4. General. A Joint Living and Work Quarner shall not be used for public sales
purposes or for instructional classes when aither i inconsistent with residental uge. No

hazardous activities such as, but not limited to, weiding, open flame, or storage of
flammabla liquids shall occur in the Jaint Living and Waork Quarter

EXCEPTION: In buildings thrée stones or l2ss in height, activities
such as welding, open flame, or minimal storage of lammable liquids may
be allowed provided written approval is oblained from the Fire
Deparimant.

All buildings containing a Joint Living and Work Quarner shall have a sign posted
in a conspicuous location at each entrance to the building The sign shall be
constructed of a durable weatherproof material and shall meet the requirements of
Los Angeles Fire Department Standard No. 58. In the lower white diamond of the sign,
a red colored letter "A" shall be placed so as to meet the size and letter thickness
specified in the Los Angeles Fire Department Standard No. 58.

If any portion of an Existing Building is converted to a Joint Living and Work
Quarter, then the entire building, including any porton not beng converted, shall
comply with all of the requirements of the code for a new building of the same use and
type of construction excepl as provided in this division.

SEC. 91.8602. ALTERNATIVE STANDARDS.

91.8502.1. Usa ar Occupancy. When applying this division, a Joint Living and Work
Quarter shall be classified as Group R, Division 1 occupancy and comply with all Group
R. Division 1 occupancy requirements of the Code, except as provided in this division.
Mot more than 33 percent of the total floor area of a Joint Living and Work Quartar shall
be used or arranged for residential purposes such as skeeping area, cooking space,
ganitary facilities and clnsat areas



91.8502.1.1. Ceiling Height. Existing ceiling height within a Joint Living and Wark
Quarer may be maintained, provided the ceiling height is not less than seven feet,
excant that the cailing height above a merzanine may be six feat six inches to any
structural projections from the ceiling.

91.8502.1.2. Emergency Escape. Every room below the fourth story where
occupants skeep in a Joint Living and Work Quarter shall be provided wilh an
emergency escape or rescue window or door, which complies with the requirements of
C.B.C. Section 310.4.

EXCEPTION: The amargency ascaps of rescise window or door
may open directly into an existing count, provided:

A. The court is accessible to the Fire Department.

B. The court is provided with a minimum of one direct exit to
a cormidor, exit stairway, exit passageway, extenor cxit stairway,
extenor exit balcony, or extenior exil ramp, or existing fire escape.
The existing fire escape shall be structurally sound and shall not
serve as an exit for an assembly use,

C. All openinge in walls surrounding the court shall be
protected as required by C.B.C. Section 503.3 or be provided with
an approved water curtain

91.8502.2. Exterior Wall and Exterior Opening Protection. Existing construchon of
the exterior walle may be maintained without complying with current exterior fire
resistive wall construction.

Existing unprotected exterior openings, which are not allowed or are required to
be prolected due to their proximity to a property line, may be maintained without
complying with the requirements of C.B.C. Section 5603.2, provided the openings are
protected with an approved waler curtain, Openings in the exterion walls thal are not
allowed by C.B.C. Section 503.2 due 1o their proximity to a property line, may not be
used to satisfy other code requirements, such ag, hght and ventilation, emoke contrel or
emerngency escape.

91.8502.3. Smoke Control System. Existing high-rise buildings shall provide a amoke
control system in all portions of the building including basements. The smoke control
system shall meet the requirements of C.B.C. Section 805 or all the requiremants of this
section.



EXCEPTION: The following areas are axempl:
A. New or existing rooms less than 50 square feet in area.

B. New or existing rooms localed at or above grade level
pravided the room has a direct exit to the axtenor of the huilding

C. Floor levels with openable windows or breakable
tempered glags panels in the exterior walle. The area of the
openable windows or breakable tlempered glass panels shall be a
minimum of 20 square feet in area. The openable windows or
breakable tempered glass panels shall be localed in the exterior

walls around the penmeter of the floor no more than 50 inear feet,

91.8502.3.1. Capacity. Smoke-control systems shall provide at least six air changes
per hour for all areas within the building including basements. provide exhaust to the
extenor of the building, and provide an adequate makeup air supply that is uniformby
distributed.

91.6502.3.2. Smoke Dampers. If a amoke-control aystem serves more than ane floor,
then smoke dampers shall be installed in the main axhaust air ducts and Ihe main
supply air ducts serving each floor and shall comply with the activation requirements of
C.B.C. Section 713.10.2. The smoke dampers shall be installed in a manmer thatl will
prevent the movement of smoke from one floor to another floor when the dampers are
closed. The vertical risers of the main exhaust air duct shall be installed in metal ducts
complying with the requirements for product-conveying ducts in Chaplers 5 ana 6 of the
Machanical Code.

In the firefighter's control panel. all smoke dampers within the same
smoke-control zone shall be actuated by one On-Auto OFf ewitch in accordance with
C.B.C. Section 905.13.2, except that an alternate actuation meathod may be alliowed
whan approved by hoth the Fira Departmant and thae Departmant

Combination fire and smoke dampers. and smoke dampers shall be histed to
conform to UL 555 and they shall be accessible for inspection, service and rapair.
Pneumatic tubing to operate these dampers shall be ol nuncombustible materials.

91.8502.3.3. Firefighter’s Control Panel. The firefighter's contrel panel shall comply
with all the requirements of C.B.C. Section 905,13, exceplt that graphically depicled
representation of the building may be omitted when accepted by the Fire Deparimant
The firefighter's control panel shall monitor and be capable of overniding the Mechanical
Test Panel. The Mechanical Test Panel is a separate control panel which provides
controls and dieplays the status of the ventilation fans, dampaers, and other smoke
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control devices as required by C R C. Section 905 and shall be located in the same
room as the Firefighter's Contral Panel.

91.8502.3.4. Performance Test. Upon completion and before final approval of the
installation of a smoke-control system required by this Code, a smoke control
performance lest, complying with the testing procedures of C.B.C. Section 905 15, ghall
be used to verify the rate of air-flow and proper operation as specified in this division
Tests shall be conducted In the presence of both the Fire Department and the
Departmant.

Frior 1o conducting the required smoke control performance test, a preliminary
performance report shall be submitted to the Department by a person, holding a
Certificate of Qualification as required by C.B.C. Section 905,15, verifying thal the
performance criteria of the Department have been met.

91.8502.3.5. Additional Smoke Control Requirements. Existing air conditioning and
ventilation systems may be used as part of the smoke-control system. Existing return
air plenum and approved fiberglass air ducts may be used as part of the smoke-control
sysiem. A smoke exhaust system shall be designed in a manner that will prevent
smoke from going from one room to another, except when two or more rooms are
connecled logether by means of a permanent uncbstructed opening at least 20 square
feet with a minimum three feet dimension, then the raams shall be considered as one
room for the purpose of designing the smoke-control system

81.8502.4. Fire-extinguishing System. Fire sprinkler system, standpipe system, and
water storage tank shall be provided as required for a new building of the same height,
type ol construction and occupancy. except that a high-rise building far which a building
permit was issued prior to July 1, 1974 may comply with the fire safety standards of
Section 91.8604 of this article.

The fire sprinkler system, if requird, shall be installed in accordance with NFPA
13 as adopted by the Plumbing Code.

91.8502.5. Fire Alarm System. If a fire alarm system is required by C_B.C. Section
310.10 or 403.5 for a new building of the same type of canstruchion and accupancy, or
installed at the option of the owner, then the enlire building shall have fire alamm
systems that are in full compliance with C.B.C. Section 310.10. In a high-rise building.
the fire alarm systems shall be supplied by a generator used as an emergency system
in accordance with C.B.C. Section 403.8.3  For all other buildings, an alternate source
of power may be used provided it is appraved by bath the Fire Department and the
Department.



High-rise buildings shall be provided with a central control station (fire control
room) that complies with all the requirements of C.B.C. Section 403.6 and Section
57.118.02 of the Fire Code including the minimum room dimensians of 10 feet hy 10
feet.

91.8502.6. Fire Pumps and Generator (Combustion Engines and Gas Turbines)
Rooms. In high-rise buildings, diesel orfand electric fire pumps shall be provided as
required for a new building, except that a high-rise building for which a building permit
was issued prior to July 1, 1974 may comply with Section §1.8604.6.5 of this article.

Fire pump and generator (combustion engines and gas turhines) rooms shall be
scparated with a minimum one-hour cccupancy separation from adjoining rooma and
from each other.

Combustion air and room ventilation air shall be reguired by the Building and
Mechanical Codes. except that the room ventilation exhaust may be considered as
environmental air,

In rooms containing diesal fire pumps and generators, a flue venting system shall
be provided which complies with the requirements of Chapter & of the Mechanical
Code. excepl that:

A. Clearance from the flue venting system to any combuslible material
may be reduced to 6 inches if the vent is wrapped with an approved insulation
equivalent to two-hour fire-rated assembly for high-rise buildings and one-hour
fire-rated assembly for all other types of buikdings, and

B. The flue venting system may terminate at the exterior wall of the
building provided the exhaust outlet is located at least: 10 feet above adjacent
grade, 10 feat from the property line or center line of a public way, 10 feet from
any opening into the buliding, and extending out at least 3 feet from the exterior
wall of the building. or

C. The flue venting system may tlerminate under the roof overhang.
provided the exhaust outlet is located lower than the overhang by a distance

equal to the projection of the overhang,

91.8602.7. Means of Egress. The portion of the building converted to a Joint Living

and Work Quarter shall be provided with means of egress as required by Division 10 of
this article for a new building, except that the alternative requirements of Sections

91.8502.7.1 through 91.8502.7.5 may be used in lieu of the requirements in Division 10
of this article. An existing fire escape which is in good operating condition. may be



used as a second means of egress, provided the fire escape does nol serve as an axit
for an assembly occupancy.

91.8602.7.1. Corridore and Hallways. All public coridors and public hallways serving
the occupants of the Joint Living and VWork Quarter shall comply with all the
requirements of C.B.C. Section 1007.6, except as follows:

A. Existing nonconforming fire-resistive walls and ceiling of a corridor
constructed of wood lath and plaster which are in good condition may be
acceptable as equivalent 1o the required one-hour fire-resistive construclon

B. Existing doors between the corridor and the Joint Living and Work
Quarter that are part of the historic fabric of a Qualified Historical Building may
be allowed to remain provided approved smoke gaskets and self-closing and
latching devices to prevent smoke penetration are installed on the door, or the
existing door shall be replaced with a door conforming to the requirements of
C.B.C. Section 1004.3.4.3.2.1.

C. Glazing alemants that are part of the histone fabric of a Qualified
Historical Building and lecated in cornidors, may be allowed to remain provided
the fixed transoms, glass doors and other glazed openings are provided with
smoke fgaskets, and ane layer of 5/8.inch type “X" dnywall on the room side or

other acceptable hire rated protection.

91.8602.7.2. Dead-end Corridors. An axisting dead-end comdor which exceeds 20

teet in l@ngth and serves the occupants of a Joint Living and Work Cuarer may remain,
provided the dead-end corridor complies with all of the following:

A. The dead-end cormidor shall be conslructed as described above in
Section 91.8502.7.1 for the full langth of the dead-end corridor.

B. The dead-end comidor shall not exceed 40 feat in langth.

C. A door with a magnetic hold-open device shall be placed across the
corndor to create a vestibule locatad turthast from the opan end of the daad-and
comdor. The placement of the door shab be located not more than 20 feet from
the open end of the dead-end comidor and the occupant load of the vestibule
shall be less than 10 occupants.

91.8502.7.3. Maans of Egreas lllumination and Exit Signs. Moans of agross
illumination, exit signs, floor-level exil signs and exit path markings sering a Jont
Living and Work Quarter shall comply with C.B.C. Sections 1003.2.8, 1003.2.9 and
1007.6.



91.8502.7 4. Exit Stairway. All axit stairways shall be enclosed and shall comply with
all the requirements of C.B.C. Section 1003.3.2. Existing exit stairway enclosures may
be allowed to pass through the first-floor elevator lobby. provided an approved fire-rated
amoke-sealed door i3 placed in front of the elevator door on the first floor or there 13
another exit stairway enclosure leading directly 10 the public way.

91.8502.7.5. Pressurization of Exit Stairway Enclosure. If pressurization of exit
slairway enclosure is required, then a mechanical ventilation system shall be provided.
The mechanical ventilation system ehall provide a uniferm air velocity of not less than
50 feet per minute while maintaining a positive pressure (not exceeding 25 pounds
foree on an intenar doar) relative to the adjacent areas and discharging this air to the
outside of the building.

The mechanical ventilation system shall be activated simultanaously with the fire
sprinkber systern or the simoke detector system. The mechanical venlilation system
shall be supplied with primary and secondary sources of power. The primary power
shall be provided by the power system supplied by the public utilities. The secondary
power shall be from an approved standby source complying with the Electrical Code.

91.8502.8. Accessibility (Disabled Access). The conversion of an Existing Duilding
or portion thereof to a Joint Living and Work Quarter(s) shall be considered residential
occupancy for the purpose of applying accessibility (Disabled Access) requiramants.
Inasmuch as there are no public sales and no access o the public, any portion of a
huilding that is converied to a Joint Living and Work Quarter(s) and any area of the
building that serves the the Joint Living and Work Quarter(s) is not required to comply
wilh disabled access requirements of C.B.C. Chapler 114,

91.8502.9. Interior Environment. All habilable rooms in the Joint Living and VWork
Quarter shall be provided with natural light and ventilation by means of exterior glazed

openings,

91.8502.9.1. Light Windows or skylights with a tolal area not less than one fifteenth
of the Noor area of the room may be used Lo salisly the natlural light requirements.
Kitchens may be provided with artificial light.

91.8502.9.2. Ventilation. Habitable rooms shall be provided with natural ventilation by
means of openahle axterior opanings with an area of not less than one thirieth of the
floor area of the room. In lieu of required openable extenor openings, a mechanical
ventilation system may be provided.

Public corridors or hallways shall be provided with an adequate ventilation
system when all the hahitable rooms in the Joint Living and Work Quarter on the floor
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do not have openable exterior openings that comply with the requirements of C.B.C.
Section 1203.3.

Adequate ventilation system for the public corridors or hallways shall mean either
openable exterion window of permanent exierior opening having a minimum area of five
snuare feet, or a mechanical ventilation system which complies with the requirements of
Section 91.8502.14 and C.B.C. Section 1203.2.

91.8502.9.3. Light and Ventilation Court. A window may open into an exising court
for light and ventilation, provided, the court is has adequate access at the botom of the
court for cleaning purposes. Every court more than two stones in height shall be
provided with a horizontal air intake at the boltom of the court from the court to the
axtenor of the building, uniess the court opens to a yard or public way.

The honzontal air inlake shall nol be kess than 10 square feet n cross-sectional
area and shall lead to the exterior of the building. The construction of the honzontal air
intake shall be as required for the court walls of the building, but in no case shall be
less than one-hour fire-resistive construction. A mechanical ventilation system
complying with the Machanical Code may vent the court in lieu of the honrantal air
intake.

EXCEPTION: When approved by the Superintendant of Building,
an existing court may be deemed adequate for the purpose of providing
light and ventilation based upon the area and height of the court.

91.8502.10. Sound Transmission Insulation. Exisling construclion may remain
without complying with the sound trangmigsion insulation requirements for any newly
created Joint Living and Work Quarter. All new construction shall comply with sound
transmission requirements of C.B.C. Section 1208A.

91.8502.11. Energy Conservation. All new HVAC and new lighting systems shall
comply with the current energy conservation requirements contained in Par 6 of Title
24 of the California Code of Regulations (California Energy Code). An Existing Duilding
with a Joint Living and Work Quarter need not comply with the Bullding Envelope
requiraments of the California Energy Code, if the Building Envelope is not alterad in
anyway due to compliance with other code requirements.

01.8502.12. Structural Design Requirements (Seismic Provision). The conversion
of any portion of an Existing Buiding to a Joint Living and Work Quarter shall be
considered a "substantial alleration™ when applying exception 1 of Section 91 8203 of

this arbcle.
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All Existing Ruildings (including those specifically stated in Sections
91.6502.12.1 through 81,8502 12.4 of this division) shall be analyzed fur 75 percent of
the Design Basis Ground Motion, as defined in C.B.C. Section 1627 and as specified in
C.B.C. Section 1629.1, but in no event ghall there be a reduction in the capacity of the
sesmic force resisting system where such system provides a greater level of protection
than the minimum requirements established by this division.

Ferformance-based engineenng analysis and design procedures may be used to
avaluate the axisting structure and the design of strengthening elements when
approved by the Superintendent of Building. Al struciural elements of the building shall
be strengthened to meet the minimum design analysis as specrfied in Sections
01.8502.12.1 through 91.8502.12.4 of this divigion or new structural elements shall be
added when required. All new structural elements shall meet current aetailing
requirements of C.B.C. Section 1633.

For other types of buildings not mentioned in this section, such as Steel Frame
Buildings with Semi-Rigid Beam-Celumn Connections, Dual Systems with Steel
Moment Frames and Concrete Shear Walls, or Steel Frame Buildings with Steel
Bracing. shall comply with the standards developed by the Depariment

91.8502.12.1. Unreinforced Masonry Bearing Wall Buildings (URM). Unremntorced
masonry brick buildings shall comply with the requiremenis of Division 88 of thie articla,
except that a moment-resisting frame shall not be used with an unreinforced masonry
wall in a single line of resistance unless the moment-resisting frame is designed to carry
100 percent of the lateral forces designated in Division 88 of thie article and the story
dnft rates 15 hiited to 0.0025.

The use of Appendix Chapter 1 of Part 10 of the California Code of Regulations
Title 24 (California Code for Building Conservation) 15 permitted when approved by the
Superintendent of Building.

91.8502.12.2. Reinforced Concrete Buildings and Concrete Frame Buildings With
and Without Masonry Infill Walls. Reinforced concrate buildings or concrete frame
buildings with or without masonry infill walls and that are within the scope of Section
91.9502 of this article, thall comgply with all the provisiens of Division 95 of this article

EXCEPTION: When approved by the Superintendent of Building.
the Guideiines for Seiemic Retrofit of Existing Buildings may be permitted
as an alternate standard o EIFE'I'EQIHEH reinforced concrete htlil:lll'lﬂ-i and
eoncrala frama baildings with and without masonry infill walls

91.8502.12.3. Steel Frame Buildings with Masonry Infill Walls. Steel frame
buildings with masonry infill walls shall be made to comply with the standards as
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developed by the Department and all the provisions of Division 95 of this article except
for the following: Iltem A of Section 91.9500.€ of this article, Iteme 1 and 2 of Saclion
91.9509.7.2 of this article, and Sections 91.9509.9 and 91.9511.5.1 of this arlicle.

91.8502.12.4. Welded Steel Moment-Frame (WSMF) Buildings. All builldings
constructed prior to March 7. 1995 utilizing WSMF as their pnmary lateral force resisting
system shall be evaluated by the standards developed by the Dapartrmant

All existing WSMF buildings, which have expenenced greater than 0.25g-peak
ground acceleration and which were constructed prior to March 7, 1995, shall be
evaluated using procedures and repair critena of FEMA 352, "Recommended
Post-carthquake Evaluation and Repair Criteria for Welded Steel Moment-Frame
Buildings.” An engineering report shall be submitted 1o the Department. The
enginearing report shall either substantiate that the existing steel moment framed
conneclions are in good condition, or recommend repair procaduras for the we ided
steel moment-frame connections that are cracked or olherwise compromised.

91.8502.13. Electrical Systems. All electrical systems and installations for a Jaoint
Living and Work Quarter and other alterations in adjoining areas shall be designed in
accordance with the Electrical Code except that the general lighting in the Joint Living
and Work Quarter shall be installed based on the unit load of 8.5 voll-amperes per
equare foot, The load caleulation and wiring installation in a Joint Living and Work
Quarter shall be as reguired for the residential occupancy.

91.8502.14. Mechanical Systems. All mechanical systems shall comply with the
requirements of the Mechanical Code. The ventilation system for the corndor shall be
designed independently of the ventilation system for the Joint Living and Work Quarter
or any olher adjoining rooms. When a comidor is divided by the placement of
self-closing door(s). the ventilation system shall be designed for each portion of the
cormidor, except when the doors have magnetic hold-open devices, the adjoining
cofmidors may be considered as one space for the puipose of designing the ventilation
gystem. An existing heating and/or cooling system may be used in heu of the
venlilation system for the corrider, provided the heating and/or cooling system i
independent from the heating andior cooling system for the Joint Living and Work
Quarter or from any other adjoining rooms

91.8502.15. Elavators. Existing elevators need not comply with the requirements of
Division 30 of this article, except when required to comply with the State Elevator Safaty
Order of Sub-chapter B, of Chapter 4, Division 1 of Title & of the California Code of
Regulations. Existing freight elevators shall not he used as passenger elevators.

91 8502.16. Historical Building Provisions. Qualhed Historical Buildings may use
the State Historical Building Code.

| PO
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Sec. 2. The City Clerk shall certify to the passage of this ordinance and have it
published in accordance with Council policy, eiller in a daily newspaper circulated
in the City of Los Angeles or by posting for ten days in three public places in the City of
Los Angeles: one copy on the bulletin board located in the Main Street lobby to the City
Hall; one copy on the bulletin board located at the ground level at the Los Angeles
Street entrance to the Los Angeles Police Depariment; and one copy on the bulletin
board located at the Temple Street entrance to the Los Angeles County Hall of
Records.

| hereby certify that this ordina ; by the Coundil of the City of
| os Angeles. at its meeting of rﬁrfdaw :

FRANK T MARTINEZ. City Clerk

Deaputy
Approved MY 23 200
Ryerte khl__
Mayor
Approved as to Form and Legality

Rockard J. Delgadillo, City Attomey

o L/ 00

mgrﬂsmuuﬂﬁ CARDENAS
Assistant City Attorney

Date APR 2 7 2005

File No. GF 04-2661




DECLARATION OF POSTING ORDINANCE
I, MARIA C. RICO, state as [ovllows: I am, and was at all times
hereinafter mentioned, a resident of the State of California, over the age of
eighteen years, amd a Deputy Clty Clexrk of the City of Los Angeles,

California.

Ordinance Nu. 176673 - Amending Division 85 of Article 1 of Chapter IX of the

- a copy of which is hereto attached, was finally adopted by the Los Angeles

City Council on May 20. 2005, and under the direction of said City Council
and the City Clerk, pursuant to Section 251 of the Charter of the City of Los
Angelea and Ordinance Mo. 172959, on May 27. 2005. I posted a true copy of
sald ordinance at each of three public places located in the City of Los
Angeles, Califarnia, aa followa: 1) One copy on the bulletin board at the
Main StreelL entrance Lo Los Angeles City Hall; 2) one copy on the bulletin
board at the ground level Los Angeles Street entrance to the Losa Angeles
Police Department; and 3) one copy on the bulletin board at the Temple Street
entrance to the Hall of Records of the County of Los Angeles.

Copies of said ordinance were posted conspicucusly beginning on May 37,
2008 and will be continuously posted for ten or more dafa.l

I declare under penalty of perjury thact the foregoing is true amd
correct.

Signed this 27th day of May 2005 at Los Angeles, California.

e, 2z & 2.

Maria C. Rico, Deputy City Clerk

Oordinance Effective Date: July 6, 2005 Council File Ho. 04-3661

(Rev. 321/03)
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LOSANGELES CONSERVANCY

523 W estSixth Street, Suite 826 LosAngeles, California 90014 Tel 213) 6232489 Fax (213) 6233909

Incentives for Preserving H istoric Buildings
htroduction

Saving historicbuildings

H istoric buildings help define the characterof our
com m unites by providing a tangile Iink w ih the
past. Today, historic districts arvound the country are
experiencing unprecedented revialization as cibes use
theirculiralm onum ents as anchors for

redevelopm ent.

L

Som etim es, efforts to preserve and revitalize historic
buildings run up against financial cbstacles that create
challenges 1n reusing these unique structures.
Forumately, there are several mcentives availbble

w hich can m ake preservation m ore econom ically
feagble. These ncentives are availbble to all

The LosAngeles CentralL Jlbxary, once slated fordem olition,
quaJJ'ny'ng pleECtS: unlike othertax cn:edjtp:togxam s, rem ains one of the crown Jew els of D owntown Los Angeles
none of the historical incentives involve a risky

com petition or lottery process. This lnform ation

packetdescribes the financial and constriiction ncentivesw hich can m ake a significantdifference n preserving
buildings and can provide significantbenefits to both property ow ners and the public at large.

Tnhcentives for P reservation

There are several types of noentivesw hich can help preserve historic buildings. Financial incentives can provide
Thoom e and propetty tax reductions. O ther constructionbased ncentives offer additional flexibility n m esting
building code requirem ents w hich can m ake potential procts significantly m ore affordable. Below isabrief
sum m ary of the m ajpor incentives cunently available:

Financial Tncentives
R ehabilitation Tax C redisprovidea 10% or20% tax crediton rhabiliation spending forold and historic
buildings.

C onservation Facade Easam entsofferan ncom e tax deduction forthe donation of a gpecified portion of a historic
buiding.
TheM ills A ctprovides property tax relief n exchange forthe continued preservation of historic properties.

The Investm ent T ax C redit for Liow -Tncom e H ousing provides a tax credit for the acquisition, construction or
rehabiliation of Jow -ncom e housing and can be applied to historic stuctures.

Construction Incentives

The C ity of LosA ngeles A daptive R euse Provisions stream line the perm itting process and provide flexibility n

m esting zoning and building code requirem ents foradaptive reuse procts w hich convertunderutilized com m ercial
buidings to m ore productive uses such as live v ork and residential units.

The Califormia State H istorical Building C ode provides flexibility h m eeting code requirem ents in historic
buidings.

Tncentives for P reserving H istoric Buildings 1



LOSANGELES CONSERVANCY

523 W estSixth Street, Suite 826 LosAngeles, California 90014 Tel 213) 6232489 Fax (213) 6233909

20% Rehabilitation Tax Credit

D escription

The FederalH istoric Preservation Tax hoentive isa program adm nistered by the N ational Park Service NN PS) that
1EW ards private Investm ent In rehabilitating Tnoom e producing historic properties, such as offices, rentalhousing and
retail. The ncentive providesa 20%  tax credit forall qualifying hard and soft costexpendiuires during
rehabilitation .

Benefits

Tax Credit: The ncentive offersa 20% tax credit forthe rehabiliation of certified historic stmictures. The credit
equals20% of the am ount spenton qualifying rehabilitation expendiires and is clain ed In the year n w hich the
rehabiliated building isput Into service.

R estrictions and E ligibility

Property TypesA Tlow ed : Comm ercial, ndustrial, agriculhiiral and rental residential properties. Buidingsm ustbe
depreciable and used 1n a trade orbusiness to produce ncom e. Ownersor long term lesseesofatleast27 5 years for
residential property and 39 years fornonresidential property m ay apply .

Property TypesN ot A Tlow ed : Properties used exclisively as an ow ner’s private residence. H ow ever, Congress is
curently considering legislation thatw ould create a sim lar20%  tax credit forthe rehabilitation of private hom es.

C ertified H istoric Structure: To be eligible, a building m ustbe listed In the N ational R egisterof H istoric Places
orbe a contributing structure in a N ational R egisterH istoric D istrict. M any m ore stuctures are eligble forthe
Register, and property ow nersm ay apply forN ational R egister designation as partof the tax creditprocess. The Los
Angeles Conservancy can assista property ow ner in determ ning the eligibility of potential properties. Th Los
Angeles, N ational R egisterdistricts incliude the B roadw ay H istoric Theatre D istrict, the Spring Street Financial

D istrictand the H ollyw ood B oulevard Com m excial D istrict.

H ard Costs: Rehabiliation expenditiresm ustbe capial in nature and deprecisble as real property . Routine
m alntenance costs such aspanting and repairs are noteligble unless they are partof an overall rehabilitation.
A cguisition and building enlargem entcosts do notqualify .

Soft Costs: Qualified expendituresm ay also Include soft costs such as architectural and engineering fees, site
survey fees, legal expenses, developm ent fees and other constmiiction-related costs, if such costs are added to the
basis of the property and determ ined to be reasonable and related to the services perform ed.

H olding Period : Buiding ow nersm usthold the stucture for five years follow ng the com pletion of the
rehabilitation orpay back the credit. Any alterations during the five yearsm ustbe review ed by the NPS.

M aintenance and A ferations: Building ow nersm ustnotdam age, desroy orcoverm aterials or features, interior
orexterior, w hich help define the building’shistoric character.

Tax-Exem ptR estrictions: Expenditures allocable to thatportion of a building that is, or is reagonably expected t©
be, “Max-exem ptuse property” do notqualify. M oreover, the property becom es ineligble if tax-exem ptentities
occupy m ore than 35% of the building.

Saope: During a 24 m onth period, the rehabilitation expenditiresm ustexoeed $5,000 orthe adjisted basisof the
building, w hichever is greater. Forphased profectsw ith com plete sets of arxchitectural draw Ings and specifications
foreach phase, the w indow of eligibility is 60 m onths. The adjusted basis of the building equals the purchase price
plus capial in provem ents less total depreciation and does not nclude land value. A 1o, allnew w ork is expected t©
m eetthe Secretary of the hterior’s Standards forthe R ehabilitation of H istoric Properties.
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LOSANGELES CONSERVANCY

523 W estSixth Street, Suite 826 LosAngeles, California 90014 Tel 213) 6232489 Fax (213) 6233909

20% Rehabilitation Tax Cred it (contmued)

Adm inistration
Application : Building ow nersm ustcom plete a three-partapplication h orderto receive the 20% R ehabilimtion
Tax Credit. Part1 verifies that the building is listed In oreligble forthe N ationalR egister. Th Part 2, applicants
subm ita description of the proposad w ork forapprovalby theN PS. Tn Part 3, the com pleted project is com pared t©
Part2 and evaluated forcom pliance w ith the Standards forR ehabilitation.
Adm nisration : The ncentive is ohtly adm nistered by the N ational Park Service Tn partnership w ith the State
H istoric Preservation O fficer (SH PO ) w ho acts on behalf of the U S.D epartm entof the Interior. The ntemal
Revenue Service (IR S) also participates on behalf of the D epartm entof the Treasury .

e  The gpplication is firstreview ed by the SHPO and is then forw arded to the N PS forreview .

e TheN PS encourages property ow ners to apply priorto the sartof construction.

Fees: Processing feesw hich coverthe review of the application range from $500 t© $2,500 depending on the costof
rehabilitation .
CodeR eferences: Tax Reform Actof1986 (PL 99514 ; lhtemalR evenue Code Section 47)

A GeneralO verview ofTax Credits

A tax credit low ers the am ountof tax ow ed, w hile a deduction Jow ers the am ountof incom e w hich is subjectto
taxation. Tn general, every dollarof tax creditreduces the am ountof tax ow ed by one dollar. Every dollarof tax
deduction reduces the am ountof tax ow ed by a fiaction of a dollarequal to the axpayers tax ate.

EXAM PLEOF
A 20% REHABILITATION TAX CRED IT

W ITH 20% TAX CREDIT W ITHOUT 20% TAX CREDIT
R ehabiliation Expenditures $1,000,000 Taxabl Incom e $1,600,000
Qualifying hard and softcosts
Tax Paid $640,000
Taxable Incom e $1,600,000 @40% mxratex $1,600,000)
Tax Calculation $640,000
@40% tEaxratex$1,600,000) TAX SAVINGS
20% Rehabilimation Tax Credit................. - $200,000
(0% creditx $1,000,000) Tax w ithout20% Tax Cradit $640,000
Tax Paid $5440,000 Taxwih 20% Tax Credit - $440,000
Tax Savings $200,000
Contacts
State H istoric Preservation O fficer Preservation Tax hoentives
O ffice of H istoric Preservation Technical Preservation Sexvices
D gpartm entof Parksand R ecreation N ational Park Service
PO .Box 942896 1849 C Street, NW
Sacram ento, CA 94296 W ashington,D C.20240
(916) 6536624 202-513-7270

e-m ail:nps hps-info@ npsgov
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LOSANGELES CONSERVANCY

523 W estSixth Street, Suite 826 LosAngeles, California 90014 Tel 213) 6232489 Fax (213) 6233909

10% Rehabilitation Tax C redit

D escription

A 10% tax creditrew ards private nvestm ent in rehabilitating non-residential buildings builtbefore 1936. Th
contrastto the 20% credit, the 10% R ehabiliation Tax C reditapplies to properties thatare not listed in oreligible
forthe N ationalR egisterof H istoric Places.

Benefits
Tax Credit: The ncentive providesa 10% tax crediton the am ountspenton qualifying hard and softcost
r=habilitation expenditires of non-historic, nonresidential buildingsbuiltbefore 1936.

R estrictions and E ligibility
Property TypesA Tlow ed : N on-residential buildings, including hotels

Property TypesNotA Towed : Residentialbuildings, ncluding rentalhousing and private hom es

H ard Costs: Rehabiliation expendiuiresm ustbe capital in nature and deprecisble as real property . Routine
m aintenance costs such as painting and repairs are noteligble unless they are partof an overall rehabilitation .
A cquisition and building enlargem ent costs do notqualify .

Soft Costs: Qualified expenditiresm ay also inclide soft costs such as architectural and engeering fees, site
survey fees, legal expenses, developm ent fees and other construction-related costs, if such costs are added to the
basis of the property and determ ned o be reagonable and related to the services perform ed.

Tax-Exem ptR estrictions: Expendiuires allocable to thatportion of a building that is, or is reasonably expected to
e, “Max-exem ptuse property” do notqualify. M oreover, the property becom es nelighble if tax-exem ptentities
occupy m ore than 35% of the building.

Saope: Profctsm ustpassphysical tests forretaining the exteriorw alls and interior siuctural fram ew ork . Fifty
percentof the existing exteriorw allsm ustr=m ain I place. Seventy five percentof the existing Interiorw allsm ust
1=m ain mplace. During a 24 m onth period, the rehabilitation expendituiresm ustexceed $5,000 orthe adjisted basis
of the building, w hichever isgreater. Forphased projectsw ith com plete sets of architectural draw Ingsand
goecifications foreach phase, the w Indow of eligibility is 60 m onths. The adjusted basis of the building equals the
purchase price plus capial in provem ents less total depreciation and doesnot nclude land value. A o, allnew

w ork is expected to m eetthe Secretary of the Interior's Standards forthe R ehabilitation of H istoric Properties.

AdditonalR estrictions: The 10% and 20% tax credits are m utually exclusive. O w ners can receive one of the
credits, butnotboth. T addition, ow ners of historic buildings thatare denied certification forthe 20% creditm ay
notclain the 10% credit. The 10% Rehabiliation Tax Creditonly applies to non-historic, non-residential buildings
builtbefore 1936 . The type of building, not the ow ner, determ inesw hich credit is applicable.

Adm inistration
Application : There isno form alreview process forthe rehabilitation of non-historic buildings. The tax creditm ust
beclainedon RS form 3468 forthe tax yearin w hich the rehabiliated building isplaced In service.

CodeR eferences: TaxReform Actof1986 (PL 99514 ; lhtemalR evenue Code Section 47)
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C onservation Facade Easem ents
Chariable Contbutions forH istoric Preservation Purposes

D escription

The ow nerof a historic property can eam a significantone -tim e ncom e tax deduction by donating a conservation
easam ent o a qualifying pressrvation organization such as the LosAngeles Conservancy . An easam entisa legal
agreem entbetw een a property ow nerand a conservation group w hich restricts the property s firture developm ent
rights by allow ing the preservation group to review in perpetuity changes to the property. W ith a facade easem ent,
the area covered by the easem ent is typically the building s exteriorenvelope. O ther conservation easem entsm ay
specify historically significant interior spaces orthe landscape on w hich the building sits.

Benefits
Protection: A oconservation easem entprotects a building’s valuable historic and architectiral qualities by restricting
the right to alter its appearance, even after the property changes ow nership.

Tncom e Tax D eduction : D onors can deductthe value of the easem ent from  theirincom e taxes In the yearof the
grant. The easam entsvalie isdeterm ined by es@blishing the fairm arketvalue of the property w ithout the easem ent
and then subtracting the value fairm arketvalie of the property w ith the easem entrestrictionsbased on lin iations
of future developm ent, ncliding a building s height, density and use. The difference betw een the tw 0 am ounts is

the value of the easem ent. The Conservancy can provide applicants w ith a listof qualified appraisersw ith
experience In conservation easam entassesam ents I orderto value the easem ent.

R elief Priority: Tn the eventof a natural disaster, holders of conservation easem ents are often given priority by
relief organizations ke FEM A o receive governm ent fnding forany necessary repairw ork.

Eligibility

Property Type: The building need nothbe depreciable or ncom e producing. Private residences are elighble.

C ertdfied H istoric Structure: The building m ustbe a certified historic stucture listed In the N ational R egisterof
H istoric Places orpartof aN atioral R egisterdistrict. M any m ore stuctures are eligible forthe Register. The Los
Angeles Conservancy can assista property ow ner in determ Ining the eligbility of potential properties.

Saope and A coess: The easem entcan apply to a portion of a building, mcluding the facade, the nteriororthe land
on which abuilding is located. If the Interioris ncluded In the easem ent, itm usthbe accessible to the public. For
private residences, view Ing facades fiom public steets qualifies as accessble.

R estrdctions
M ortgages: If there isam ortgage on the property, the lenderm ustsign off on the easem ent.

Preservation : D em olition, alterations and m odifications to features specified 1 the easem entm ustbe approved by
the pressrvation organization and are review ed in accordance w ith the Secretary of the Taterior’s Standards forthe
Treatm entof H istoric Properties.

Am ount: The am ountof the charitable contribution cannotexceed 50% of the taxpayer’'s adjusted gross nocom e n
the yearof donation . H ow ever, the am ountby w hich the contribution exceeds 50% can be carried overup to five
years. An acoountantortax attomey should be consulted to determ Tne the tax benefits fora specific donor.

Use: Inpractical tem s, the easem ent should not significantly restrict the building’suse. Forfacade easam ents,
exterior changes require consultation w ith the preservation organization. Unless the Interior is specifically lncluded
1n the easem ent, nteroralterations can be m ade atthe ow ner’s discretion .

Duration: The easam ent is recorded on the title and mns In perpetuity w ith the deed to the property, regardless of
the owner.
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Conservation/Facade Easem ents (continued )

A dm inistration

Enforcem ent: The chariable organization enforces the easem ent through periodic ingpections.

N aturalD isasters: The easam entcan also contain certan provisions to govem the restoration ordem olition of the
building in the eventof a natural disaster. These can Include requiring the ow nerto hold casualty loss nsurance
coverage orapply the easam ent tax benefits to the casualty loss restoration . Treasury Regulation Section 1 170A -
14 @) 6 esablishes threshold conditions underw hich the easem entcan be lifted orm odified, subjectto judicial
approval. Th the eventofa sale follow ing the extinguishm entof the easam ent, the donee organization w ould receive

a proportionate am ountof the sale proceads.
CodeR eferences:

e TaxReform Actof1986; TaxpayerRelief A ctof 1997
e Thcom e Tax D eduction: lhtemalR evenue Code Section 170 h)
e Es@te Tax D eduction: ntemalR evenue C ode Section 2031, 2055 ()

Costs

Application: A filing fee ispaid to the LosAngeles Conservancy - $250 for
single-fam ily residential properties, $500 form ulti-fam ily orresidential properties.

Appraisal: Appraisal feesw illdifferdepending on the size of the property and the

com plexity of the easam entdonation.

Filng Fee: Easam entsm usthbe filed w ith the Los A ngeles County R egistrar
Recorderin Now alk. The filing fee is $9 forthe firstpage and $3 foreach

additionalpage.

TheE1Capian Theatre on
H ollywood B oulevard established
its facade easem entn 1985.

D ocum entation: T som e cases, professional photo docum entation of the areas
covered by the easem entm ay be required . These costsw ill vary according t the

num berand type of photographs required.

Easem entM aintenance: The LosAngeles Conservancy chargesa one-tim e fee equalto 5% of the value of the
easem entdonation to coverthe costof m antaining the easam ent In perpetuity, w hich includes adm mistation and

Tnspections.

EXAM PLEOF
A TAXDEDUCTION FROM A CONSERVATION EASEM ENT

VALUE OFBUILDING W ITH EASEM ENT
FairM arketValie of Existing Property....... $15,000,000
- F ive story office building
-100,000 square feet
- Concrete construction
-H isordcally significant facade

BUILDING VALUE W ITHOUT EASEM ENT
Casel-Tncom eM ethod
Calculate value of land w ith entitlem ent to develop
property to ishighestand bestuse w ithouteasem ent
restriction and w ithi existing zoning requirem ents

Valie of Unencum bered Property........cee..... 517,000,000

Valieof Easam ent...ueeiiiiiiiiineeiiiiiiiineeeeene, 52,000,000
(17,000,000 - $15,000,000)

Case2-Com parable SalesM ethod
Com pare sale prices of four easem entencum bered
properties from three to seven years after date of
valuation to sale prices of four com parabk
unencum bered properties

D in nution in value of easem ent-encum bered properties
com pared to non-encum bered properties

Property 1 12 5%

Property 2 9.0%

Property 3 85%

Average din nution N VALE ....eeeeeeneiieinnnnee. 100%
Valie of EQSEM €Nt .uuuuuiee 51,500,000

($15,000,000x10.0% )

TAX SAVINGS

fushg Case 2)
V alue of Consarvation Easam ent.. .oeeeveeeeennnnnnns $1,500,000
Tax Rate x40%
Valie of Tax D edUCHON «..uuueeeeneeeee 5600,000
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Conservation/Facade Easem ents (continued )

Conservation facade Easem ent D onation Process

E Iigioility

To clain a charitable deduction foran easem entdonation,
a property m ustbe individually listed In the N ational
Registerof H istoric Places, orbe a contributing stucture
T aNationalR egisterH istoric D istrict. Unlessthe
propetty is mdividually listed in the N ationalR egister, the
ow nerm ustcom plete Part Tof the "H istoric Presevvation

C ertification A pplication," availbble from and subm ited
o the State H istoric Preservation O ffice In the state where
the property is Jocated . If the property is in the process of
being nom inated to the N ational R egigter, the ow nerm ay
stdll treat the donation of the easem entas a charitable
contribution, provided the property becom es listed In the
N ationalR egisterby the tin e federal taxes are due plus
six m onths of extensions) 1 the yearfollow ing the
donation.

D ocum entation

W hen the Los A ngeles C onservancy acoepts an easam ent,
the Conservancy s attomey prepares a draftof the

easem entdocum entforreview by the ow ner, hisher
attomey, and accountant. This clides the legal
description of the propetty, the restoration and

m aintenance requirem ents, and the photographic

docum entation of existing conditions, Inc uding graphic
guidelines forany fitture resoration. The ownerand the . )
Conservancy review this dmaftand m ake any changes that The?oieﬂg;]gzdhejrsiéi fiﬁgnggfgf

arem utually agreeable.

The facade easem ent for the renovated W iltem

Appraismaland Approvals

A flteragream ent is reached on the term s of the easam ent, the ow nerm ustobtain an appraisal of the value of the
easem ent. This appraisal process ncludes estin ating the costof com pliance w ith the restoration and m aintenance
rEquirem ents of the easem ent. Forthisreason, the appraisal cannotbe com pleted until the easam ent isdafted.

Settlem ent

Tn advance of the settlem entof the easem entcontractbetw een the ow nerand the Los A ngeles C onservancy, the
ownerm ustsubm itto the Conservancy the consentof the m ortgage holderand a cunrent nsurance certificate. A fee
to the Conservancy pays forthe com pletion of the drafting of the easem entdocum entand enables the C onservancy
o enforce and adm histerthe easam ent nto the futire. Follow Ing settlem ent, the C onservancy records the easem ent
and forw ards to the ow nerthe recording inform ation.

Tin g

The am ountof tin e required to process easam ents can take fiom  three w ecks to three m onths, depending on the
com plexity of the property and the extentof the negotiations required foreitherthe term s and conditions of the
easem entorthe regoration and m aintenance specifications. O therfactors affecting the easam entpreparation
process are the length of tim e the ow nerand attomey take o review the docum entand the tin e the m ortgage holder
takes to process its consent to the easam ent. T isbestto begin the easem entpreparation process early in the
calendaryear n oxderto ensure that sufficient tim e isavailable to process the docum entsby year-end.
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M illsAct

D escription

TheM illsActisa sate law thatallow s cites to enter Into contracts w ith ow ners of
historic properties to provide property tax relief n exchange forthe continued
preservation of the historic property . Forpropertiesw here land represents a large
porton of the m arketvalue such as n high density com m ercial and residential
districts, the M illsA ctadjusts the propetty tax t© reflect the actualuse of the site,
therefore offering significant tax reductions of approxim ately 50% fornew Iy i proved

or recently purchased properties.

E ligibility and R estrictions forthe C ity ofLos Angeles

Property Types: Owneroccupied single fam ily residencesw ith a property tax
assesan entof $500,000 orkessare eligble. haom e producing com m ercial properties
(Including apartm entand industrial) valued at$1,500,000 orlessare also eligble. The
CulturalH eritage Comm ission m ay grantexeam ptions to these lin its, w hich has
occurred m ore frequently In recentyears as property valies have soared. Properties
Jocated in the D ow ntow n H istoric C ore orH ollyw ood R edevelopm entD istrictare
exem ptfrom the property value lin is.

C ertdfied H istoric Structure: To be eligible, a building m ustbe listed in the N ational
RegisterofH istoric Places orbe a contributing structure n a N ational R egister

H istoric D istrict. Th addition, ow ners of C ity H istoric-CultiralM onum entsand L
buildings contributing to a C ity H istoric Preservation O verlay Zone are eligble. ATl O viattBuilding, beneficiary
new work is expected to m eet the Secretary of the Tnteror’s Standaids forthe ofM illsActtax savings
R ehabilitation of H istoric Properties.

ContractPeriod: Them inimum contractperiod is ten years and is renew ed annually . The contract is executed
betw een the Jocalgovermm entand the property ow nerand isbinding forall successive ow ners during the ten-year
period. The property ownerm ustallow forthe periodic lnspection of the interiorand exteriorto verify com pliance.

FNENRENENRN

Adm inistration

O righh: The enabling kegislation w aspassed In 1976 and w as subsequently adopted by local citdes. LosAngeles,
Pasadena and San D iego have alladopted the act.

Adm histration: The LosAngelesD epartm entof C iy Planning, O ffice of H istoric R esources handlesM illsAct
adm nistration.

Fees: Nonrefundable application fee of $268.

Valuation

e Property isvalied according to the incom em ethod 1n the R evenue and Tax Code Section 439 21. Thcom e or
profected rental incom e Jess certan expenses isdivided by a capitalization mate to determ Tne the assessed value
of the property. TheM illsA ctassessed valuation isrecalculated each yearto reflect changes n ncom e,
expenses, nterest 1ate and am ortization .

e Tfthe property isow neroccupied, the hoom e isbased on com parable rents for sin ilbarproperty In the area, orif
hsufficient rental Inform ation is available, the ncom e that itcould reasonably be expected to produce under
prudentm anagem ent.

CodeR eference: Califormia G overnm entCode Section 50280 and R evenue and Tax Code Section 439 1

Contacts

H istorical Properties ContractsM anager DennisW eber

D gpartm entof C ity P lanning, O ffice of H istoric R esources State of Califomia

200N Spring Street, Room 667 O ffice of H istoric Preservation
LosAngeles Califomia 90012 PO Box 942896

©13) 978-1200 Sacram ento CA 94296-0001

(916) 6535789
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M ills A ct (ontued)

EXAM PLEOFCOMM ERCIAL
PROPERTY TAXSAVINGSFROM THEM ILLSACT

W ITH M ILLSACT W ITHOUT M ILLSACT
G ross Incom e $2,000,000 Property A ssess=ed Valuation ................ 515,000,000
(520 /aquare Hotx 100,000 square feet) (6150/8fx 100,000 s
LessExpenses - $400,000 Tax A ssesam ent $150,000
(@nnual nsurance, repairs, utilites) (515,000,000 x1% property ax rate)
NetInocom e $1,600,000
Capimlization R ate
M ortgage Rate 7.75%
Risk Component 2.00%
TaxRate 1.00%
Am ortzation Rate 5.00% TAX SAVING S
Total 15.75%
Property Adjusted Valuation ................ $10,160,000 A ssesan entw ithoutM illsA ct $150,000
(61,600,000 /15.75% ) Agsesamentw ith M illsAct - $101,600
Tax A ssesan ent $101,600 Annual Property Tax Savings 548 400
(510,160,000 x1% propetty axrate)

EXAM PLEOFRESIDENTIAL
PROPERTY TAXSAVINGSFROM THEM ILLSACT

W ITH M ILLSACT W ITHOUTM ILLSACT
G ross Incom e $14 400 Property A ssessed Vallatdon ...eeeeeeeeeeennad $250,000
($1,200month x 12 monthsbas=d
on com parable rental rates) Tax A ssesan ent S2,500
LessExpenses - $2,000 (250,000 X1% property ax rate)
nnual nsurance, repairs, utilities)
NetIncom e $12,400
Capimlization R ate
M ortgage Rate 7.75%
Risk Component 4 00%
TaxRate 1.00%
Amortization Rate 5.00% TAX SAVINGS
Total 17.75%
Property Adjusted Valuation .....ceceeeeeeeeeneee $68,888 A ssesam entw ithoutM illsAct $2,500
($12,400 /17.75% ) Asesamentw ith M illsAct - 5688
Tax Asesan ent 5688 AnnualProperty Tax Savings S1,812
(468,888 x1% property axrate)
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nvestm entTax C red it for Low -ITncom e H ousing

D escription

The Investm entTax C redit forLow -Thcom e H ousing r=w ards property ow ners forproviding low -incom e housing to
the community. W hile notexplicitly a preservation oentive, the cradit can e used 1n conjnction w ith the Federal
H istoric Preservation Tax hceentive to provide additional tax savings in orderto m ake an affordable housing project
feasible. M ostarrdits are so1d t© corporate or ndividual nvestors through public orprivate syndication .

Benefits

e Thecreditis4% peryearforl0 years foreach unit nvolving the 20% rehabilitation tax credit, Federal
subsidies or tax-exem ptbonds.

e The tax creditenables Jow -noom e housing sponsors and developers to 1aise proectequity through the sale of
tax benefits to vestors. Tivestorsbenefit from the tax creditby purchasing an ow nership interest n one or
m ore tax credithousing projects. In tum, ivestors take a dollar-for-dollar creditagamnst theirtax liability over
aten-yearperiod. The partnership contributes equity to the projectw hich typically finances30-60% of the
capial costs of projectconstuction .

R estrictions and E ligibility

Property Types: Only rentalhousing progcts are eligible fortax credits. C redits can be allocated to new
construction projcts orprojcts undergoing rehabiliation .

ProjectC osts: Tax credits are allocated based on the costbasis of the project, ncluding hard and softdevelopm ent
ocosts. Land costs are not Included 1n determ ining the am ountof credits. The funding allocated by the Tnvestm ent
Tax Cr=dit forLow-Thoom e H ousing covers a projects financing shortfall.

Threshold Criteria: TheHUD 221 (3) @) CostL in iations regulations set threshold criteria forpotential projects.
Unitsm ustm estcertain standards on the costperunitand the num berof required Iow -ncom e units. Titdal incom es
of households In tax creditunits cannotexceed 60%  of the aream edian incom e, adjusted forhousshold size. There
are alsom ninum financing com m im ents and restrictions on the totalnum berof units.

Adm inistration
Adm nistration: The creditprogram is adm histered by the C alifomia Tax C rditA Tocation Comm itee (TCAC),
chaired by the State Treasurerand govemed by the U S . Treasury D gpartm ents TitemalR evenue Service.

Application Process: TCAC iscunently revising its selection procedures forthe Tivesm entTax C redit.
Applicantsm ustnow com plete a package w hich is scored and ranked. TCAC then perform sa feasibility analysison
com plete and eligble applications to determ Tne the levelof fimding. The review process takes about 75 days.

CodeR eferences
e TaxRefom Actof1986; htemalR evenue Code Section 42
e (Califomia Code ofRegulations, Title 4, D ivision 17, Sections 10300 -10337

Contacts

Executive D frector
Califomia Tax C r=ditA Tocation Comm itee
915 CapiolM all,Room 485

Sacram ento, CA 94209

(916) 6546340
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C ity of LosAngelesAdaptive Reuse O rdinance

D escription

The A daptave R euse O dinance, approved by the C ity Councilin 1999 and revised 1n 2002, ain s to evialize Los
Angeles’ axchitectural and culural resources and encourage the developm entof live v ork com m unities. A daptive
reuse projcts convertundertilized buidings to m ore productive uses such as IiveAv ok units, rental dw elling units,
condom Inium s, and hotels. The provisions stream Iine the application process and provide significantly m ore
flexibility n m eeting building code and zoning requirem ents.

Benefits

Land Use O rdhance C iy Planning)

e D iscretbnary review by the Planning D epartm ent isnotrequired.

e M any non-com pliant site conditions (ncluding building height, parking, floorarea and setbacks) are pem ited
w ithoutrequiring a variance. R esidential density requirem ents are also w aived.

e New mezanies less than one-thid the floorarea of the room below are notcounted as floorarea.

Construction G uidelines Building and Safety)

e The conversion of existing buildings to privately-ow ned residential use w ill not triggerdisabled access
equirem ents In the residential use area. D isabled access is stll required in areasused by em ployees and that
are open to the generalpublic.

e  The construction guidelines provide som e flexibility In m eeting structuraland fire and life safety com pliance
Equirem ents. Please contactthe D epartm entof Building and Safety orFire D epartm ent for specific potential
benefits.

E ligibility and R estrictions

Location and Age: Buildingsm ustbe located in one of the follow Ing areas: Central C iy, Figueroa C orridor

Econom icDevelopm ent Strategy A rea, Chinatow n, L ncoln H eights, H ollyw ood Com m unity R edevelopm ent
ProEctA rea, Central A venue south of the Santa M onica Freew ay and north of V emon A ve., and portions of the

W ilshire CenterK oreatow n C om m unity rdevelopm entarea. Buildings Jocated In com m excial and m ulti-residential
R 5) zonesw hose orighalbuilding pem isw ere issued before July 1,1974 are eligble to receive the benefits listed

underthe A daptive R euse O rdinance by right.

Com pliance: A llnew Iy constructed floorarea, except form ezzanines, m ustcom ply w ith the city zoning code.

Size: Dw elling units and liveAv ork unitsm ustaverage 750 square feet In floorarea w ith no unitless than 450
square feet.

Adm inistration

Three departm ents of the C ity of Los A ngelesw illguide, assistand faciliate the adaptive reuse in plem entation
through a project faciliating team . The team w illhelp projects through the design, perm itting and construction
processes.

e OfficeoftheM ayor

e D epartm entof Building and Safety

e FieDeparment

Contacts

Ham idBehdad,PE.

M ayorsO ffice of Econom ic D evelopm ent
Ciy of LosAngels

200N Spring Street, 13th Floor
LosAngeles, CA 90012

©13) 9780783
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Califomia H istorical Building Code

D escription

Preservation and rehabilitation are frequently m ade m ore difficultby unnecessarily rigid nterpretation of the
building code. The mtentof the Califormia H istorical Building Code (CHBC), form erly the State H istorical Building
Code, is to protect C alifomia’s architectural heritage by recognizing the unique construiction problem s inherentin
historic environm ents and offering an altemative code to dealw ith these problem s. The CHBC provides altemative
building regulations and sandards forthe rehabilitation, pressrvation, restoration, relocation or change of occupancy
of designated historic buildings. The CHBC ain s to preserve the original orrestored architectural elem ents,
encourage cost-effective conservation and provide safety forbuilding occupants.

Benefits

The CHBC givespropetty owners flexibility to find econom icalm ethods to allow forthe restoration of historic
features w hile sill retaining the stuctures’ historic integrity. M any projcts thatw ould otherw ise be financially
In possible undertoday sbuilding codes are m ade feasble by the CHBC , w hose regulations are performm ance-
oriented ratherthan prescriptive.

Eligibility and R estrictions

C ertified historic structure: To be eligble, a building m ustbe listed in the N ational R egisterof H istoric Placesor
contrbute to aN ational R egisterH istoric D istrict. Th addition, ow ners of C ity H istoric-CulturalM onum ents and
buildings contributing to a C ity H istoric Preservation O verlay Zone are eligble. A llnew w ork is expected tom est
the Secretary of the terior’s Standards forthe R ehabilitation of H istoric Properties.

New Construction: New construction m ustconform to the regularcode, w hile elem entsw ithin the historic portion
are afforded the Jatitude of appropriate altematives.

Substandard Buidings: The CHBC isnota license to m alntan a substandard building. UnderSection 8-109, all
qualifying buildingsm ustcom ply w ith m Inin um standards outlined by the code.

Adm inistration

Origh: TheCHBC waspassed 1 1976 and w as the firstof tskind in the nation. The CHBC supercedes allother
C aliformia building codes.

Enforcem ent: The State H istoric Building Safety Board (SHBSB) w ithin the O ffice of the State A rchitectoversees
the CHBC and its appeals. How ever, local enforcing agencies such as the Los A ngeles D epartm entof Building and

Safety are also required to use the code. A tfemative sandards are handled on a casedy-case basis depending on the
building and isuse.

CodeR eferences
e (Califomia State H ealth and Safety Code Part2 .7- California H istorical Building Code, Sections 18950 - 18961
e (California Adm hnistative Code- State Building Standards, Title 24, Part 8

Contacts

Executive D Irector

State H istorical Building Safety B oard
¢/ D SA Headquarters O ffice

1102 Q Street, Suite 5100

Sacram ento, CA 95814

(916) 445-7627
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CONTACT US
to:

e Obtain an electronic copy of this Sourcebook
¢ View projects on the Internet or

* Get answers to your questions

S8 ey
ey
CITY OF LOS ANGELES
MAYOR’S OFFICE OF HOUSING AND ECONOMIC DEVELOPMENT
200 North Spring Street, Los Angeles, CA 90012
(213) 978-0600  Fax: (213) 978-0780

http://www.lacity.org/mayor

Additional funding provided by Downtown Center Business Improvement District

For more information please visit www.downtownla.com




